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1 12/21/2023 | Chris Pidgeon MCIP, RPP Submitted comments for 299 and 301 Hardy This matter is currently at the OLT. The project team will ensure the appropriate zoning is reflected in the Draft
GSP Road. Submitted comments contained in PDF1 Zoning By-law based on the future decision.

attached.

2 1/12/2024 | Chuck Beach Submitted comments contained in PDF2 Mapping has been changed to extend Core Natural zoning to the property boundary.

attached.

3 1/18/2024 | Douglas W Stewart, Arcadis On behalf of our client, please find attached a Townhouses are not planned to be permitted as of right throughout the NLR zone but may be appropriate on some
Professional Services, on behalf letter outlining their comments related to the infill sites through a zoning amendment. Site specific regulations will be in the next version of the ZBL. Section 5.7
of behalf of Samarlin Homes proposed Zoning By-law. revised to specify that a parking space can be located in a private garage.

4 1/19/2024 | Douglas W Stewart, Arcadis On behalf of our client, please find attached their Townhouses are not planned to be permitted as of right throughout the NLR zone but may be appropriate on some
Professional Services, on behalf comments related to the proposed City of infill sites through a zoning amendment. Site specific regulations will be in the next version of the ZBL. Section 5.7
of behalf of behalf of Allumination | Brantford Zoning By-law. revised to specify that a parking space can be located in a private garage.

Siding & Windows

5 1/22/2024 | Douglas W Stewart, Arcadis On behalf of our client, please find attached their Thanks for the time you have taken to review the documents and prepare feedback on behalf of 1884398 Ontario
Professional Services, on behalf comments related to the proposed Zoning By- Limited
of behalf of behalf of behalf of law. Providing additional dwelling units doesn't change the minimum lot area. A footnote has been added. Section 5.7
1884398 Ontario Limited will be revised to specify that a parking space can be located in a private garage.

7 | 1/24/2024 | Oz Kemal, MHBC on behalf of Attached please find our Submission Letter Retail warehouses are now covered by retail store. The existing site-specific parking provisions will be carried
KSNADG Lynden Park Inc. regarding the City of Brantford draft Zoning By- forward. Public storage warehouse will be added as a site-specific permitted use. The min. building height will be

law. removed from non-residential uses in the MCC zone.
The performance standards for high density buildings are appropriate.
8 1/25/2024 | Oz Kemal, MHBC on behalf of 40 | Letter on behalf of our client regarding property Thank you for the info on your proposed development.
Richmond GP at 40 Richmond Street, with respect to the new
LTD. draft Zoning By-law.
9 1/25/2024 | Oz Kemal, MHBC on behalf of 25 | Letter on behalf of our client regarding property Thank you for the info on your proposed development.
William Ltd., at 25 William Street, with respect to the new draft
Zoning By-law
10 | 1/25/2024 | Jennifer Staden, Glen Schnarr & On behalf of Cachet Homes, please find The project team doesn’t support reduction in rear yard, or front landscaped open space.

Ass. Inc., on behalf of Cachet
Homes.

attached a letter of comment on the City of

Brantford’s draft Zoning By-law (November

2023).

e 205, 209, 211 Mount Pleasant Street (City File:
PI-49-23)

¢ 299 Mount Pleasant Road (City File: PI-78-23)

e 367, 389, 393, & 409 Mount Pleasant Road
(City File: PI-75-23)

We also don't support less than 6 metre frontages for a street townhouse with a front facing garage to ensure the
garage occupies no more than 50% of the front facade. We also don't support the change in height. We do
however, support decrease in the minimum front landscaped open space provision.

Responses to all comments submitted to the Let’s Talk Brantford Zoning webpage are provided online.
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11 | 1/25/2024 | Melissa Visser, MHBC on behalf On behalf of our client, Losani Homes, please e 501 Shellard Lane - The next version of the zoning by-law will contain the site-specific provisions.
of Losani Homes, find attached our comments for consideration on | e The holding provision has been revised to provide for dual use through the site-specific provision.
the City of Brantford’s New Zoning By-law. e 544 Shellard Lane - This application should continue through the approval process and be consolidated once it is
approved.
12 | 1/26/2024 | Lindsey Goncalves, Corbett Land | Corbett Land Strategies Inc. (CLS), on behalf of 1. 339 will be changed to RMR zone to reflect the recent application.
Strategies Inc. (CLS), on behalf of | Multani Custom Homes, is pleased to submit the | 2. Standards for street townhouse standards with front facing garages will be added.
Multani Custom Homes following comments in response to the new City 3. Landscaping clarified as front yard landscaped open space and has been reduced. OP requires midrise buildings to
of Brantford Zoning By-law. Based on our review be a min. of 3 storeys.
of the Draft Zoning Bylaw, CLS has comments 4. No, back-to-back townhouses are not block townhouses.
and concerns as it pertains to the subject 5. Block townhouses are under one ownership or condo; street townhouses are freehold on a public or private street.
property located at 339 Erie and 0 Dover 6. Yes, section 5.7 has been clarified that a parking space can be in a private garage.
Avenue. Please find attached a letter with our
feedback.
13 | 1/27/2024 | Lindsey Goncalves, Corbett Land | Corbett Land Strategies Inc. (CLS), on behalf of 1. Site specifics will be addressed in the next version of the zoning by-law. (RHD-3)
Strategies Inc. (CLS), on behalf of | Multani Custom Homes, is pleased to submitthe | 2. Outdoor amenity space can be on roofs and podiums, and the rates provide some flexibility between indoor and
Multani Custom Homes following comments in response to the new City outdoor.
of Brantford Zoning By-law. Based on our review | 3. Yes, that is correct per unit.
of the Draft Zoning Bylaw, CLS has following 4. The tower setbacks ensure intensification feasible on adjoining properties & provide for light & privacy.
comments and concerns as it pertains to the 5. Yes, site specific exceptions will be carried forward.
subject property located at 246-250 Grand River
Avenue. Please find attached a letter with our
feedback.
14 | 1/29/2024 | Odete Gomes BES MCIP RPP Submitted questions on behalf of the Brantford 1. As of right zoning in Mixed Use zones supports redevelopment.
Associate Home Builders Association. 2. Duplex and triplex dwellings are now covered by additional dwelling units (ADU). And Townhouses are not
Arcadis Professional Services, appropriate in all zones.
Brantford Home Builders 3. Existing differentiates from the Greenfield zones.
Association 4. Site specifics will be in next version.
5. Yes, all changed to Live-Work Units
6. Yes, all changed to additional dwelling units. No, ADUs do not have to provide the minimum lot area.
7. Yes, section 5.7 has been revised to clarify a private garage counts as a parking space.
8. The applicant will need to prove that they meet the definition of affordable housing and it has to be in an apartment
dwelling.
9. In the Downtown the parking rates or apartments in an apartment dwelling and a mixed-use building will be

changed to be the same which reflects the reduction in parking rates in the downtown. With the reduced apartment
rate, the parking exemption only applies to commercial uses.

10. Thanks for the comments on the zoning maps.

Responses to all comments submitted to the Let’s Talk Brantford Zoning webpage are provided online.
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15 | 1/26/2024 | Melissa Visser, MHBC on behalf On behalf of our client, Primont Homes, please e Greenfield Neighbourhood Low-Rise Zone; Many of the standards are too small to recommend. The fire
of Primont Homes, find attached our comments for consideration on department has recommended 3m separation between townhouses hence the 1.5 side yard. A 3-story townhouse
the City of Brantford’s New Zoning By-law. can easily fit within 12m either as a flat roof or the 3rd floor can be accommodated in the roof line.
e) 4.5m front yard setback; Need 6m to the garage which can comprise up to 50% of the facade. However willing to
allow remaining building portion be setback 4.5 metres.
f) Min front yard of 3 metres; is too small to accommodate landscaping and infiltration.
g) No less than 6m is supported for townhouses with front access garages to ensure garages comprise of no more
than 50% of the facade. Can support 5 m for lane-based townhouses.
h) Coverage is being removed in the GNLR Zone.
i) Agreed that front yard landscaped open space will be reduced.
k) The outdoor amenity space requirement for back-to-back townhouses is to be required on each freehold lot which
can be accommodated on the roof.
¢ RH and MCC Zone; Although the urban design guidelines are a key factor in managing new development, some
provisions need to be included in a ZBL to ensure consistent approach to key building requirements to ensure fit
and compatibility.
3. General zoning regulations - encroachments; Heights of 35 storeys in the RH and MCC zones should be
considered through site specific applications as they may not be appropriate on many sites in the city.
4. a) The parking size will not be revise
16 | 1/26/2024 | Sara Gregory, Senior Planner, Submitted comments on behalf of Virgoan e Thank you for the concerns on lot standards. We disagree that the lot frontages don't permit a variety of unit sizes.
Bousfields, on behalf of Virgoan Properties Ltd. and Bieldy Knowles Holdings with The landscaped open space provisions have been revised. See earlier comment on UDG versus zoning.
Properties Ltd. and Bieldy respect to their lands west of Golf Road between
Knowles Holdings Powerline Road and Paris Road (250 Golf Road,
570 Powerline Road), known as the Balmoral
Block Plan Area.
17 | 1/26/2024 | Melissa Visser, MHBC on behalf On behalf of our client, Granite REIT, please find | 1.
of Granite REIT, attached our comments for consideration on the a. Section 3.1 revised to permit accessory uses in all zones.
City of Brantford’s New Zoning By-law. b. The parking rate of 1 space per 200 sq metre is now maintained.
c. The former Business Park zone had 15% landscape open space. The General Industrial zone had 10%.
Recommend GE zone be changed to 10% and PE zone stay at 15%.
d. Revision made to the Draft: the rear yard abutting another industrial zone = 3 metre.
2.
a. Mapping has been revised.
b. Site specifics are being carried forward for each.
c. Zoning boundaries have been revised.
3. Zoning boundaries have been revised
18 | 1/26/2024 | Laura Warner Please find GRCA’s comments attached with 1. Zones are not defined in the by-law. The zone implements the OP designations where features are identified.
Resource Planner respect to GRCA'’s review of the City of 4. Change made to reference GRCA policies.
Grand River Conservation Brantford’s New Zoning By-law (November 5. Change text to say may be exempt subject to GRCA permit review

Authority

2023).

Responses to all comments submitted to the Let’s Talk Brantford Zoning webpage are provided online.
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19 | 1/26/2024 | Catherine McEwan, Korsiak Comments on behalf of Mattamy Homes with Section 2.14: Agreed General Provision will be added that where there are multiple condos on a lot, it will be
Urban Planning, on behalf of respect to the proposed new Draft Zoning By-law treated as one lot.
Mattamy Homes amendments, attached please find our letter 3.11: Agreed, need to address private streets
outlining our comments. 3.14: 3.14 conflicts with 3.26 revised to remove conflict
3.20: Disagree with 20m2 GFA for a live-work unit as it does not create a functional live-work unit, other changes
not supported
3.22 a) iii) the term street means on existing or new street;
a) iv) No change required to the maximum number of model homes
3.26 (1): Porches revised to 0.6m & 1.2m from side lot line & 1.5m to all other lot lines;
3.26 (4). Revised to reflect 1 metre encroachment with a maximum width of 3 metres.
3.26(5): For HVAC 0.3 metres is too close to the lot line
4.128: This is a public lane
5.15: There is shared parking for visitor and non-residential, see table 18.
Permitted Non-residential uses IC ZONE Table 21; Agree will add sales office and public storage.
6.8: Agreed will add "provisions for back-to-back townhouse dwellings".
Agree to eliminate lot coverage.
Agree to reduce minimum height for non-residential buildings.
Agree to eliminate building step back and leave to UDG.
Upon review of other by-laws, those that had provisions required greater amenity areas for stacked townhouses.
No change made.
7.0. No need to add elementary school as a permitted use to residential zones as it is City's practice to dual zone
vacant school sites.
7.5.1: Agree to eliminate maximum coverage lot provisions.
The minimum outdoor amenity space requirements for townhouses with integral rear garage is appropriate and no
change will made.
Table 27: Agreed to reduce 2.5m for minimum rear yard for street townhouse on a lane as too large and can result
in cars parking perpendicular to the rear of the garage.
20 | 1/26/2024 | Douglas W Stewart, Arcadis Please accept the attached comments prepared Development zone will be replaced with specific zones at the draft plan stage when specific zone boundaries are
Professional Services, on behalf on behalf of the Tutela Heights West known.
of behalf of behalf of behalf of the | Landowners Group Inc. as they related to the Stormwater Management Facilities - Agreed that SWMF needs to be added as a permitted use in OS zone.
Tutela Heights West Landowners | Proposed City of Brantford new Zoning By-Law P.4 Recommended zoning table- Several of the OP designations are not accurately shown in the zoning by-law
Group Inc. (November 2023). along Mount Pleasant Road. The zoning has been revised to match the OP.
21 | 12/29/2024 | Stephanie Mirtitsch, MHBC, on On behalf of our client, Hershey, please find The mapping discrepancies have been addressed.
Behalf of Hershey Canada Inc. attached our comments for consideration on the
(“Hershey”), City of Brantford’s New Zoning By-law as it
relates to 140 Oak Park Road.

Responses to all comments submitted to the Let’s Talk Brantford Zoning webpage are provided online.
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22 | 2/29/2024 | Stephanie Mirtitsch, MHBC, on On behalf of our client, TCA please find attached 1. Cornell Lands: The property will remain as Core Natural zone but with a site specific to permit the maodified policy

Behalf of Telephone City
Aggregates

our comments for consideration on the City of
Brantford’s New Zoning By-law.

area 24 permitted uses of Prestige Employment
2. Oak Park Rd at Wright Street: The zoning has been changed to Neighbourhood Commercial
3) The zone boundaries have been revised.
4)
a.Accessory uses are permitted in all zones.

b.warehouse parking will be changed to 1/200m?2.
c. Minimum landscape open space requirements will be revised as previously indicated in this matrix.

24

1/30/2024 | Matt Bell
Project Manager, Construction,
Valour Construction

Further to the previous email to show the issues
with setback and the 5m division on between an
Attached ADU (addition) and a Detached ADU,
please see attached preliminary sketch of what
is considered a large lot downtown. With the new
restrictions coming into place:

1. | could not have a detached ADU to the West
of the house as it is not 5m away from the
primary building.

2. |1 could not attach the ADU as an addition to
the West side of the property because of lighting
and bedroom egress requirements by building
code (most homes have this restriction without
changing the interior layout of the home).

3. | could not put an ADU addition at the rear of
the building due to 7.5m setback

4. | could not put a detached ADU at the rear of
the property due to 5m setback from primary
building.

The new zoning on this larger lot would stop the
project dead in it's tracks. The zoning is severely
restrictive for attached and detached ADU's even
with ideal lots unless the ideal lot is ¥ acre which
the average property owner does not have.

There is not a 7.5m rear yard setback for ADUs in an accessory building.
The project team recommends that situations such as this should be processed through a minor variance so the
unique aspects of the site can be assessed.

Responses to all comments submitted to the Let’s Talk Brantford Zoning webpage are provided online.
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26 | 2/13/2024 | Wes Atchison| Executive Assistant | The attached sent on behalf of the Board Chair e Site specifics are still being reviewed and will be included in the next version.
to the President & Board Liaison | of St. Joseph’s Lifecare Centre Brantford. e Re: concept plans for a six-story apartment near the corner of Wayne Gretzky Parkway and Grey Street and single-
St. Joseph'’s Health Centre story townhouse blocks to the rear of the Stedman Hospice: The project team recommends that considerations for
Guelph & St. Joseph’s Lifecare future development concepts (i.e. High Rise and Mid-Rise development) advance through the appropriate planning
Centre Brantford and development processes (OPA, ZBA etc.).
e Hospice will be added as a permitted use in the Institutional Zones.
e The I.3-4 zone site specifics will be included in the site specifics in the new Zoning Bylaw
¢ Community centers are permitted in the 1.2 Major Institutional zone.
27 | 2/116/2024 | George Ziotek As a follow-up from the January 29, 2024, New e The draft zone has been update to RMR which permits a range of mid-rise housing forms including apartments.
Zoning By-Law Public Meeting, please consider
further information for review and comment.
28 | 2/26/2027 | Cynthia Baycetich Submitted comments contained in PDF28 Thank you for the email and follow up voicemail yesterday. Below | share feedback on the comments provided on the
Planner, attached. new Zoning By-law and the subject property.
CB Planning

Official Plan (Official Plan - Complete Document)
The subject lands are designated Intensification Corridor in the City of Brantford Official Plan.

Current Zoning By-law (160-90) (View)
The current zoning for the subject lands is Residential Medium Density Type B Zone - R4B (24U)

New City of Brantford Zoning By-law (November 2023)

A draft of the new City of Brantford Zoning By-law (November 2023) is available for review:

* The City of Brantford Draft New Zoning By-law (4.4MB)

* Interactive web map

The proposed zoning for the subject property is Intensification Corridor Zone (IC) View .The Intensification Corridor
Zone permits a broad range of commercial and residential use in mid-rise and high-rise developments, to support transit
and major roads linking Downtown and the Major Commercial Centres.

Response to Comments

Under the current Zoning By-law (160-90), it does not appear the proposed 4 additional units would be permitted. If you
wish to move forward now, you will need to advance through the formal planning process (pre-con and ZBL process).
Reviewing the proposed Zoning By-law (November 2023) Apartments are a permitted use in the Intensification Corridor
Zone (IC). Without knowing your proposal in detail, it is likely that once the New Zoning By-law is in place a ZBL
amendment would no longer be needed but other planning applications may still be required. The current zoning of the
property ‘R4B (24U)’ will remain in place until the new Zoning By-law is in place for the City of Brantford.

Responses to all comments submitted to the Let’s Talk Brantford Zoning webpage are provided online.
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29 | 2/28/2024 | Stephanie Mirtitsch, MHBC, on On behalf of Pannatoni, we are pleased to The Draft Zoning By-law implements the City of Brantford Official Plan and the Core Natural Areas Designation. The
Behalf of Pannatoni submit the following comments regarding the City of Brantford Official Plan Review utilized the 2014 Natural Heritage Strategy as the basis for the identified feature.
City of Brantford’s first draft of the Zoning By-law | Changing this feature would require an Official Plan Amendment. Supporting EIS studies still need to be provided.
as it relates to the lands municipally addressed
as 473 and 474 Oak Park Road
30 | 2/28/2024 | Diana Tse, WSP WSP Canada Inc., on behalf of CN Rail, has CN Rail requests a 300-meter overlay around the rail yard and prohibition of residential dwellings, schools, parks, and
on Behalf of CN Rail reviewed the draft new zoning by-law (November | other sensitive land uses. The rail yard is currently surrounded by residential neighbourhoods. The Official Plan does
2023). As such, CN Rail's comments remain the | not provide for such prohibition. It is not reasonable to prohibit uses that are currently designated and zoned to permit
same, re-attached. such uses.
e A 300m overlay around the railyard has been added to require noise and air quality studies to ensure that
sensitive land uses can be developed without impact from the railyard as per the D6 guidelines.
¢ Requirement for 30m setback to a railway right of way is already in section 3.28.
31 | 3/5/2024 Mike Leschuk, | have reviewed the proposed zoning by-law, e The project team agrees with standardizing ways of measuring height. All changed to metric.
Leschuk Developments specifically focusing on the Neighborhood e In agreeance to change the NC ground floor height to 4.5m and NR for AS zone.
Commercial Zone, the Intensification Corridor e The 1.5m and 3m step back will be eliminated from the zoning bylaw and left up to the UDG.
Zone, the Residential Medium Density,
Residential High Density, and Major Commercial
zoning categories. | appreciate the opportunity to
provide my comments for your consideration.
Please see the attached.
32 | 3/7/2024 Douglas W Stewart, Arcadis On behalf of our client, please find attached Thanks for the time you have taken to review the Draft Zoning By-law and prepare feedback.

Professional Services, on behalf
of behalf of Samarlin Homes

supplementary comments related to the
proposed Comprehensive Zoning By-law
Amendment.

Re: Proposed development, the subject site should continue through the rezoning process.

Responses to all comments submitted to the Let’s Talk Brantford Zoning webpage are provided online.
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33 | 3/11/2024 | Annii Okonkwo I'm writing to submit comments regarding the Thank you for the time taken to provide feedback on the new Zoning By-law (November 2023). Below | provide a follow

Chief Development Officer

new zoning by-law that is scheduled to take
effect this year, particularly for 88 Golf Road that
is currently zoned zone label: H2-N.

up response regarding the subject property, 88 Golf Road (*Roll: 2906010012044000000):

Official Plan (Official Plan - Complete Document)

The subject lands are designated Core Natural Areas in the City of Brantford Official Plan. In addition to the Core
Natural land use designation, the subject lands are also identified within Official Plan Modified Policy Area:

6.9.26 Area 26 — 88 Golf Road

a) In addition to the Core Natural Areas Designation on lands identified as Area 26 — 88 Golf Road on Schedule 10,
low-rise residential uses may be permitted within the limits of a developable area to be defined in accordance with
detailed planning, archaeological, servicing and environmental studies, including an Environmental Impact Study to
ensure significant natural heritage features are protected to the satisfaction of the City and the Conservation Authority.
Within the developable area, low-rise residential units will be developed in accordance with the Residential Designation
and an implementing Zoning By-law.

Current Zoning By-law (160-90)

The current zoning for the subject lands is Holding — R1A Zone. There is currently a hold on the subject property as
there is a provincially significant wetland on the property and the site is regulated through the GRCA and environmental
studies will be required at the time of Planning Act applications. The subject lands are also located in close proximity to
the CN Rail and MTO Highway 403 Corridor, which may include other restrictions on the site.

New City of Brantford Zoning By-law (November 2023)

A draft of the new City of Brantford Zoning By-law (November 2023) is available for review:

* The City of Brantford Draft New Zoning By-law (4.4MB)

* Interactive web map

The proposed zoning for the subject property is ‘Holding — H2 N (Core Natural)’. The “H2” holding outlined in Section 15
of the Draft Zoning By-law has the following requirements to be lifted:

H2 - “The developable area has been defined in accordance with detailed planning, archaeological, servicing and
environmental studies, including an Environmental Impact Study to ensure significant natural heritage features are
protected to the satisfaction of the City and the Conservation Authority.”

Development Considerations

Implementing the City of Brantford Official Plan and advancing the holding provision in the current Zoning By-law, the
proposed zoning ‘Holding — H2 N (Core Natural)’ ensures that future planning processes will properly evaluate the
potential for any future development through the required supporting studies and review process through an Official
Plan Amendment and Zoning By-law Amendment. To consider the potential for development on the subject lands
please follow the process outlined below:

An application for a pre-consultation is required, in most cases, prior to making an application for an Official Plan
Amendment, Zoning By-law Amendment, Approval of a Draft Plan of Subdivision, and Site Plan Approval. Here is
where you can apply for the Pre-Consultation Meeting. This meeting provides you with an opportunity to review the
proposed application with staff, discuss potential issues, and determine the requirements and materials to be submitted
with the application for it to be considered complete.

Responses to all comments submitted to the Let’s Talk Brantford Zoning webpage are provided online.
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34 | 3/11/2024 | OZ KEMAL MHBC, on Behalf of Submitted comments contained in PDF34 Proposed revisions
KSNADG Lynden Park Inc attached. 1. Site specifics will be added will be added for the subject property.
2. Part A in Holding H14 on Table 48 will be removed but Part B will remain.
4. A public storage warehouse will be added as a site-specific permitted use. Don't need site specific parking for
public storage as it is in the bylaw.
35 | 3/13/2024 | Douglas W Stewart, Arcadis On behalf of our client, please find attached Thanks for the time you have taken to review the Draft Zoning By-law and prepare feedback. The proposal should
Professional Services, on behalf supplementary comments related to the proceed through a development application.
of behalf of behalf of Allumination | proposed Comprehensive Zoning By-law
Siding & Windows Amendment (see pdf #4)
36 | 4/19/2024 | Caitlin Port, MHBC on behalf of On behalf of our client, Lafarge Canada Inc., we | Thanks for the time you have taken to review the Draft Zoning By-law and prepare feedback. The site-specific
Lafarge Canada have reviewed the City of Brantford Draft New exceptions will be included in the next version of the by-law.
Zoning By-law and are providing comments
regarding the proposed zoning of the lands
municipally known as 53 Henry Street, Brantford
37 | 4/19/2024 | Courtney Boyd, Waterous Holden | Please find the attached correspondence sent on | Thanks for the time you have taken to review the Draft Zoning By-law and prepare feedback. The site will change to
and Amey Hitchon, Associate behalf of our client, John Neate. Core Natural with a site-specific permission for one single detached dwelling. The hold to allow servicing and EIS for
Lawyer, on behalf of John Neate, determining top of back and setbacks to significant features will remain.
0 Colborne Street West
38 | 4/29/2024 | Stefano Rosatone, BES On behalf of the owners of the lands municipally | Agreed to change the zoning to RMR.
Planner, Urban Solutions, on known as 50 Iroquois Street, Brantford, Urban
behalf of 50 Iroquois Limited Solutions is pleased to submit the attached
comment letter for the City’s new Zoning By-law
project.
39 | 5/11/2024 | Anwar Hussain Comments for consideration to be included as A detailed Project team response and mapping provided and attached to PDF #39
Plant Manager part of the City’s Draft New Comprehensive
Ingenia Polymers Corp. Zoning By-law with respect to our rail properties.
PDF #39
NA | 5/15/2024 | Resident The suggestion to include Erie Avenue in the Thank you for providing input on the new Zoning By-law Project.

Intensification Corridor Zone project is without
consideration of the residents of Eagle Place.

It is my opinion that the traffic on Erie Avenue
has more than doubled since | purchased my
house in July, 2011. | knew that Erie Avenue
was an artery street to downtown and for cars
heading to the 403. However, if the councils'
plans for intensification of Erie Avenue proceeds,
it will be near impossible to get in and out of my
driveway. It is already difficult at times for
responders, fire, police and ambulance, to travel
on Erie. They lose precious minutes trying to
dodge traffic to get to where they need to be.

Staff and the project team hosted an Intensification Corridor Zone Open House April 22, 2024, sharing additional
information on the new IC Zone. During the meeting staff heard from residents and stakeholders in support of IC zone
provisions and those requesting modifications. After reviewing submitted comments and meeting with various residents
and stakeholder groups, staff has made refinements to the draft provisions. Key changes to the IC Zone provisions.
include:

e Maximum building height along Erie Avenue changed from 6 storeys to 4 storeys.

e Minimum building height for non-residential uses in the IC zone changed from 3 storeys to 1 storey.

¢ Refinement to the IC Zone boundaries, particularly in the vicinity of Ada Avenue and Palmerston Avenue, now

changed to “NLR — Neighbourhood Low-Rise”.
e Refinement to areas zoned “pedestrian-predominant (IC-PP) on Schedule A.

Responses to all comments submitted to the Let’s Talk Brantford Zoning webpage are provided online.
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Most people are good about moving over as per
traffic bylaws, but there is only so much space
on the road.

From Cayuga Street heading south past
Passmore Court, a turning lane was put in. This
was to accommodate the high traffic flow, so
they would not get stuck behind a vehicle trying
to turn in front of the oncoming traffic. You want
to increase the number of vehicles traveling on
Erie Avenue? Doesn't make sense!

The ambiance and feel of Eagle Place is
because of all the lovely older homes, many of
which are more than 100 years old. The
Intensification Corridor Zone would negatively
change this neighbourhood. Developers would
be able to purchase one or more lots, tear down
these lovely homes and build apartments or
townhouses.

It is difficult for young families to purchase their
own homes. Eagle Place has many homes that,
compared to other areas, are still affordable. If
developers snatch them up and tear them down.
This will be both to the detriment of the young
families and to Eagle Place as a family-oriented
neighborhood.

With the current applications, Fresco Plaza,
which was approved by council (objected by
Ward 5 councilors Brian Van Tilborg and Mandy
Samwell. Obviously representing our "Eagle
Place" residents) This will add 2,300 housing
units, 100 Market Street will add 1,000 housing
units plus Sammy's Creamery of 20 units. You
can say that 20 units is no big deal, but they do
not have adequate parking available for the
residents, guests or shoppers. The minimum of
3,300 units being added will jam the roads in the
area. Most of the people in these units will want
to use Colborne Street and Dalhousie St. Finding
they are jammed; they will try alternative routes
down residential roads in Eagle Place. What a
nightmare this is going to cause.

Responses to all comments submitted to the Let’s Talk Brantford Zoning webpage are provided online.
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Was good to see that the rezoning of 264 Erie
Avenue was not approved. Appeared that the
council listened to the residents, but don't get
excited. Should you proceed with this
Intensification Corridor Zoning, they will be able
to go ahead. Easy for the council to turn it down
when they have the Intensification Corridor Zone
plan.
Please remove Erie Avenue from your
Intensification Corridor Zone plan.

NA | 5/6/2024 Resident a) How many of the anticipated 63,300 new a) Staff shared mapping and numerical information on the forecasted growth of Brantford. This information
residents expected within the new official plan by summarizes work done as part of the City of Brantford Official Plan Review and outlines forecasted population
2051 are to be accommodated (1) within the and employment growth for Employment Areas, Designated Greenfield Area, Rural Areas, Intensification Nodes
Intensification Zones, (2) within other existing and Corridors, Downtown Urban Growth Centre, and Existing Neighbourhoods. This information is based on
residential areas, and (3) how many within the forecasted growth within the Provincial Growth Plan. Please let me know if you would like additional information
recently annexed areas. I'm just wondering if on terminology used for areas of the city. These are approximant numbers based on forecasts but can serve as
more emphasis on “intensification” should be a good understanding of future population and employment growth.
directed to the new areas of the city, those b) Approved in August of 2020, the City of Brantford Official Plan identifies intensification corridors along key
without existing neighbourhoods and those with arterial roads that function as connective spines for the City and serve as destinations for their surrounding
servicing (roads, etc.) still to be neighbourhoods. As the City grows, these corridors will play an integral role in the City’s overall growth
constructed/installed. If we interpreted the management strategy. They are intended to be intensified, vibrant, mixed-use areas that are pedestrian and
graphic displayed Monday night, it looks like the transit oriented, offer a full range of compatible land uses at a variety of different scales and densities, and are
new annexed area along Hwy. 24 and north of flexible and responsive to land use pattern changes and demands.

Powerline Road is to be designated Through the Official Plan Review, Zoning By-law Review, and Urban Design Manual the City reviewed areas
“commercial.” Couldn’t this be designated for related to current land-use, zoning, built-form, and future growth.
intensive housing projects (20 storeys or more), Reviewing the current Zoning By-law 160-90 and the proposed Zoning By-law (Nov. 2023) you will notice that
instead of more stores. The city doesn’t appear many of the properties within the proposed Intensification Corridor Zone currently permit a wide range of heights
to be short of retail space. and built form. A few examples include:

¢ Community Centre Commercial Zone (C10): 3 - 6 Storeys
b) Shouldn'’t intensification efforts be guided by e Residential High-Density Zone (RHD): 12 Storeys
the neighborhood’s existing tallest building, in e General Commercial Zone (C8): 3 - 6 Storeys
our case (Mayfair) about 8 storeys? c. From a planning perspective | am not aware of any studies completed that focus on impacts on property values

related to intensification rezoning.

c) Have there been any studies of similar d. Transportation related questions can be directed to Development Engineering. Please follow up with the Project
intensification rezonings in other municipalities to Manager, Development Transportation.
indicate the impact on property. Values of e. Thank you for the feedback on the Open House.

existing residential properties being affected?

d) At one of the public meetings regarding 141
King George Road about a year or two ago, a
city official indicated the street was in line for a
major rebuilding/redesign/upgrade. There are
obvious shortcomings and limitations. Shouldn’t
any intensification of King George Road await

f.

Handouts/summaries — found on the city webpage here: https://www.brantford.ca/en/business-and-
development/new-zoning-by-law-project.aspx

Responses to all comments submitted to the Let’s Talk Brantford Zoning webpage are provided online.
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completion of such upgrading. Intensification will
mean more people and more traffic, and it would
be foolish to add more congestion to an already
over-burdened street.

e) The format of the open house was a little
chaotic. It was noisy, difficult to navigate, and
almost impossible to get questions answered.
We waited at the King George Road “station” for
a few minutes, but the city official was talking
one-to-one with a resident. Why not have that
same official give a 2—3-minute overview to a
group of attendees and then take their
guestions? And then have another group move
in and have the presentation repeated as groups
move about the room, station to station.

f) Handouts/summaries at the door would have
been helpful, as well. | read over the Official Plan
report online, and it was difficult to follow. It is
more geared to developers, planners,
consultants, and councilors. Is there a dedicated
“intensification” section in the OP?

Responses to all comments submitted to the Let’s Talk Brantford Zoning webpage are provided online.
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Hi Joshua:

In looking at the New DRAFT Zoning Bylaw, we noticed that two properties on Hardy Road perhaps need some
attention. Specifically, 299 and 301 Hardy appear to have an H-R1B zone applied to them. However, as per
the attached Staff Report, sets out a new zoning for those two properties.

Thanks

Chris
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Alternative formats and communication supports available upon request. Please contact
accessibility@brantford.ca or 519-759-4150 for assistance.

Date March 9, 2023 Report No. 2023-15

To Chair and Members
Planning Committee

From Nicole Wilmot, MCIP, RPP
Chief Planner and Director of Planning and Development Services
People, Legislated Services & Planning

—.———_———

1.0 Type of Report
Consent ltem [
ltem For Consideration [ X]

2.0 Topic Official Plan Amendment OP-04-18, Zoning By-law
Amendment PZ-15-18 & 29CD-18503 - 277, 299 & 301 Hardy

Road [Financial Impact - None]
_- - e e e e

3.0 Recommendation

A. THAT Official Plan Amendment Application No. OP-04-18 submitted by GSP
Group Inc. on behalf of Sifton Properties Ltd., affecting the lands located at
299 and 301 Hardy Road to change the Official Plan designation on the
property from “Core Natural Areas” to “Residential” to permit the
development of street townhouse units, BE APPROVED;

B. THAT Zoning By-law Amendment Application PZ-15-18, submitted by GSP
Group Inc. on behalf of Sifton Properties Ltd., affecting the lands located at
277, 299 and 301 Hardy Road to change the zoning on a portion of the lands
from:
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i. “Holding — Residential Medium Density Type A — Exception 55
Zone (H-R4A-55)" to “Holding — Residential Medium Density Type
B — Exception 30 Zone (R4B-30)";

ii. “Holding — Residential Type 1C Zone (H-R1C)” to “Holding —
Residential Medium Density Type A — Exception 86 Zone (H-R4A-
86)”;

iii. “Holding — Residential Type 1C Zone (H-R1C)” to “Holding —
Residential Type 1C — Exception 26 Zone (H-R1C-26)";

iv.  “Holding — Residential Type 1B Zone (H-R1B)” to “Holding —
Residential Medium Density Type A — Exception 86 Zone (H-R4A-
86)”;

v.  “Holding — Residential Type 1B Zone (H-R1B)" to “Holding —
Residential Type 1C — Exception 26 Zone (H-R1C-26)";

vi.  “Holding — Residential Type 1C Zone (H-R1C)” to “Open Space
Type 1 Zone”;

vii.  “Holding — Residential Type 1C Zone (H-R1C)” to “Open Space
Restricted Zone (OS3)”, BE APPROVED, in accordance with the
applicable provisions as noted in Section 8.3 of Report 2023-15;
and,

C. THAT the By-law to remove the “Holding (H)” provision from the subject
lands not be presented to Council for approval until the following conditions
have been satisfied:

i.  THAT all servicing issues, financial and otherwise, have been
addressed to the satisfaction of The Corporation of the City of
Brantford; and,

ii. Clearance from the Ministry of the Environment, Conservation and
Parks (MOECP) that the legislative requirements of the
Endangered Species Act (ESA) have been appropriately addressed
which may include, but may not be limited to, the issuance of an
authorization under the ESA from the MOECP, or the applicant
demonstrating to the satisfaction of the MOECP that species at risk
will not be impacted by the proposed development; and

iii. Required condominium and/or development agreements with the
City have been entered into to address, among other matters, the
operation and maintenance of the sanitary pumping station and
forcemain, and stormwater management system;
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4.0

D. THAT the Draft Plan of Vacant Land Condominium 29CD-18503 submitted
by GSP Group Inc. on behalf of Sifton Properties Ltd., affecting the lands
located at 277, 299 and 301 Hardy Road BE PRESENTED to Council at a
later date for the consideration of the Draft Plan Conditions; and,

E. THAT Pursuant to Section 17(23.2) and Section 34(18.2) of the Planning
Act, R.S.0. 1990, c.P.13. the following statement SHALL BE INCLUDED in
the Notice of Decision:

‘Regard has been had for all written and oral submissions received from
the public before the decision was made in relation to this planning matter,
as discussed in Section 8.4.7 of Report 2023-15.”

Executive Summary

Applications have been received Figure 1 - Location Map

to amend the City of Brantford PZ-15-18 & OP-04-18 & 29CD-18503
277, 299 and 301 Hardy Road

Official Plan and Zoning By-law
160-90, and for a Draft Plan of
Vacant Land Condominium for
the lands municipally addressed
as 277, 299 and 301 Hardy
Road. The proposed
development site at 277 Hardy
Road was previously subject to
applications for a residential Plan
of Subdivision, an Official Plan
Amendment and a Zoning By-law
Amendment (OP-06-04, PZ-12-
04 and 29T-04505). The Ontario
Municipal Board Order dated April
6. 2017 granted final approvals of
Official Plan Amendment No. 196
and an amending Zoning By-law to City of Brantford By-law 160-90. These
documents implemented the OMB decision, resulting in the Official Plan
designation and zoning that is currently in place on the property. The OMB did
not approve a proposed Draft Plan of Subdivision that had been appealed by the
owner for Board approval. |

Brant Park
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Through the current applications, the lands are proposed to be developed
through a Draft Plan of Vacant Land Condominium (File No.: 29CD-18503)
consisting of 131 single detached units, and two medium density blocks
(comprised of 37 townhouse units adjacent to Hardy Road). The plan also
includes blocks for open space, a private sanitary pumping station, and amenity
space. The applicant is are also requesting that the existing medium density
block on the northeast corner of the property be rezoned to add low rise
apartments as a permitted use, to a maximum of 151 units. The Draft Plan of
Vacant Land Condominium conditions will be considered by Council at a later
date. The subject Official Plan Amendment and Zoning By-law Amendment are
required to facilitate that plan.

The applicant is proposing to amend the Official Plan Designation on 301 Hardy
Road and a small portion at the rear of 299 Hardy Road from “Core Natural” to
“Residential”, and to amend the zoning at 277, 299 and 301 Hardy Road to align
with the proposed uses in the condominium development.

The applicant is proposing the amend the Zoning of the three properties from
“Holding - Residential Type 1C Zone (H-R1C)’, “Holding - Residential Medium
Density Type A- Exception 55 Zone (H-R4A-55)", “Holding — Open Space
Restricted Zone (H-OS3)”, and “Holding — Residential Type 1B Zone (H-R1B)" to
“Holding — Residential Type 1C — Exception 26 Zone (H-R1C-26)", “Holding —
Residential Medium Density Type A — Exception 86 Zone (H-R4A-86)", and
“Holding — Residential Medium Density Type B — Exception 30 Zone (R4B-30)";

Based on the review of the application, Staff supports Official Plan Amendment
OP-04-18 and Zoning By-law Amendment PZ-15-18 in accordance with Section
8.0 of this Report, for the following reasons:

The application is consistent with the 2020 Provincial Policy Statement.

The application conforms to the 2020 Growth Plan for the Greater Golden
Horseshoe.

The intent of Zoning By-law 160-90 is maintained, with amendments
tailored to the proposed development and the lands.

The proposed development will provide for an efficient use of land,
services and infrastructure.

The proposed development is transit-supportive and walkable, in an area
that is served by public transit.
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e The proposed development will use underutilized land and will provide
additional housing opportunities.

5.0 Application Information

Table 1: Application Information

Application Details

Applicant/Owner Agent: GSP Group Inc. (c/o Chris
Pidgeon)

Owner — Sifton Properties Ltd.

File Number(s) OP-04-2018
PZ-15-2018
29CD-18503:

Application Type Official Plan Amendment

Zoning By-law Amendment

Draft Plan of Vacant Land
Condominium

Proposed Use Townhouse units, single-detached
residential units, and open space.

Historic/Concurrent Applications Historic Applications
OP-06-04/PZ-12-04/29T-04505
OMB File PL100472

Property Details

Address/Ward 277, 299 and 301 Hardy Road

Ward 2

Area (acres/hectares) 43.42 ha/107.2 acres

Existing Use Vacant/Agricultural
(277 Hardy Road)

Single-detached dwellings
(299 and 301 Hardy Road)
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Documents

Official Plan Designation ( existing)

Residential and Core Natural Areas
(277 Hardy Road)

Core Natural Areas (299 Hardy Road)

Core Natural Areas (301 Hardy Road)

Official Plan Designation ( proposed)

Residential (301 Hardy Road)

Residential and Core Natural Areas
(299 Hardy Road)

Zoning (existing)

277 Hardy Road

“Holding — Residential Type 1C Zone
(H-R1C)”

“Holding — Residential Medium
Density - Exception 55 Zone (H-R4A-
55)

“Holding — Open Space Restricted
Zone (H-0S3)"

299 and 301 Hardy Road

“Holding — Residential Type 1B Zone
(H-R1B)”

Zoning Proposed/Modifications

1. Site specific amendments to the
“Holding — Residential Type 1C —
Exception 26 Zone (H-R1C-26)"
for the following:

o LotArea;

o Lot Coverage;

e Minimum Front Yard;

e Minimum Rear Yard;

e Minimum Interior Side Yard

2. Site specific amendments to
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“Holding — Residential Medium
Density Type A — Exception 86
Zone (H-R4A-86)" for the
following:

e Minimum Front Yard;
¢ Minimum Rear Yard;
e Minimum Interior Side Yard

3. Site specific amendments to
“Holding — Residential Medium
Density Type B — Exception 30
Zone (H-R4B-30)" for the
following:

e Maximum Number of Units of
151

Provincial Policy Statement

The proposal is consistent with
Sections 1.1, 1.1.3.2, and 1.4.

Places to Grow Growth Plan

Processing Details

Deemed Complete

The proposal conforms with the

1 Growth Plan.

November 16, 2018

Neighborhood Meeting

March 6, 2019

Statutory Hearing

March 9, 2023

Public Comments

e Two emails have been received

e The main concerns of the emails
was traffic on Hardy Road and
environmental concerns  with
existing wells.
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6.0 Purpose

The purpose of this Report is to recommend approval of Official Plan
Amendment OP-04-18 and Zoning Bylaw Amendment PZ-15-18 to permit to the
construction of a condominium development consisting of 131 single detached
units, 37 townhouse units, a future block for apartment dwellings, and blocks for
open space, a sanitary pumping station, and amenity space. There is an
accompanying application for a Vacant Land Condominium which will be
forwarded to Council at a later date, this is discussed further in Section 8.4.6 of
this Report.

7.0 Corporate Policy Context
7.1 2023-2024 Council Priorities

This Report is in keeping with the City of Brantford Council Priorities
endorsed February 28, 2023, specifically the following outcome:

e Build a greener Brantford.

One of the desired outcomes of this initiative is to ensure that all master
plans and transportation plans include green initiatives as part of the
future vision for the City, such as the protection of natural areas and
underground water. The proposed development ensures the protection of
a large core natural area, including enhanced buffers and setbacks.

8.0 Description of Proposal

These applications affect three properties at 277, 299 and 301 Hardy Road. The
proposed development site at 277 Hardy Road was previously subject to
applications for a residential Plan of Subdivision, an Official Plan Amendment
and a Zoning By-law Amendment (OP-06-04, PZ-12-04 and 29T-04505). The
proposed design at that time included a total of 125 single detached units and a
medium density block with a maximum of 93 dwelling units. The applications
were appealed to the Ontario Municipal Board due to a lack of decision by the
municipality.

The Ontario Municipal Board (OMB) heard evidence over the course of a 19
week hearing, and rendered a decision in 2014 granting approval-in principle of
development rights for 277 Hardy Road. The Ontario Municipal Board Order
dated April 6, 2017 granted final approvals of Official Plan Amendment No. 196
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and an amending Zoning By-law to City of Brantford By-law 160-90. These
documents implemented the OMB decision, resulting in the Official Plan
designation and zoning that is currently in place on the property.

The OMB did not approve a proposed Draft Plan of Subdivision that had been
appealed by the Owner for Board approval. The main reason for the refusal of
the Draft Plan of Subdivision was the lack of secondary access to Hardy Road
and servicing constraints. Since that time, the applicant has acquired two
additional parcels of land at 299 and 301 Hardy Road, thereby increasing the
area of developable land, and providing the opportunity to provide a second
road access into the site.

In late 2018 the applicant submitted applications for a Draft Plan of Vacant Land
Condominium, an Official Plan Amendment, and a Zoning By-law Amendment.
Since that time staff and other agencies have been working towards the
development of a plan that would incorporate the recommendations of the OMB,
would provide the secondary access required, and would satisfy the
commenting agencies.

The Draft Plan of Vacant Land Condominium includes a lotting pattern and
associated private roads and facilities to be located on the developable portion
of the property, as identified by the OMB. The balance of the site, including the
floodplain and protected natural heritage features associated with the Grand
River and other environmentally significant land, is excluded from the proposed
development area for long-term conservation pursuant to the OMB Decisions.

The residential land uses being proposed include 131 single detached units, and
two medium density residential blocks consisting of a maximum of 37 street
townhouse units, all to be serviced by a private road and sanitary pumping
station with two access driveways to Hardy Road. There is a future development
block in the northeast corner of the property that is proposed to contain a
maximum of 151 units, with a maximum building height of 4 storeys.





Page 99 of 142

Report No. 2023-15 Page 10
March 9, 2023

Figure 2 - Draft Plan of Vacant Land Condominium

CONDOMINIUM
29CD - 18503

Partol Lots 21. 22 and 23
eSSBS,

iy of Braniord
County of Brant

The proposed development requires an amendment to the City of Brantford's
Official Plan to change the land use designation at 301 Hardy Road and a small
portion at the rear of 299 Hardy Road from “Core Natural” to “Residential”, and
amendments to Zoning By-law 160-90 for the properties at 277, 299 and 301
Hardy Road to align with the proposed uses in the condominium development.
The zoning amendments include permission for medium density uses in the
form of townhouses on two blocks of land adjacent to Hardy Road, as well as an
amendment to the existing medium density zoning in the northeast corner of the
property to include low rise apartments. The applicant is also requesting site
specific zoning amendments related to setbacks, lot area and lot coverage for
the lands that currently permit single detached dwellings.

8.1 Supporting Documents

The following technical reports and studies were submitted and
subsequently amended through the City’s review in support of the subject
applications:
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° Air Quality Compatibility Study;

o Archaeological Report;

) Environmental Impact Study;
° Financial Impact Study

o Geotechnical Report;

° Hydrogeological Report;

o Impact Assessment on Tufa Mounds;
° Noise Assessment;
) Planning Justification Report;

o Servicing Report (Preliminary);
° Stormwater Management Report; and,

o Transportation Impact Study.

8.2 Site Information

The lands are 277 Hardy Road are an irregularly shaped parcel, bounded
by Hardy Road in the north, and the Grand River to the south. The lands
have an area of approximately 43.42 hectares (107.29 ac), with
approximately 320.5 m of frontage along Hardy Road. The lands slope
downward from Hardy Road to the Grand River, with steeper slopes on
the northwest, and a low, east-west secondary slope system on the east
and west portions of the site. Approximately 11.06 hectares of the total
landholding is developable, and is currently being used for agriculture.

The lands contain a number of natural heritage features including a
portion of the Brantford Northwest Wetland complex (Davisville Swamp),
Tufa Mounds Earth Science Area of Natural and Scientific Interest (ANSI),
significant woodlands, remnant and restored prairie communities, a
woodland, cultural meadow and cultural thicket communities. A cold water
stream bisects the property on a generally north-south alignment, draining
from areas north of Hardy Road to the Grand River. The floodplain of
the Grand River extends approximately 150 to 180 m into the property.
These natural heritage features are excluded from the proposed
development.
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Figure 3 - Upper Field (Medium Density Block currently zoned "R4A-55".
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Figure 5 - Lower eastern field.

Figure 6 - Trail (adjacent to lower eastern field, looking west).
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Figure 7 - Creek (looking north from ftrail).
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The lands are 299 and 301 Hardy Road each contain single detached
dwellings and their associated accessory structures.

Figure 9 - 301 Hardy Road.

Figure 10 - 299 Hardy Road.
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Surrounding land uses include single detached residences to the north,
east and west, the northwest industrial park to the northwest, and the
Grand River to the south, beyond which is Brant Park Conservation Area.
To the west, is the former TCA aggregate operation, which has recently
been approved for residential and industrial uses. To the east are City
lands (formerly Rizzo lands) which were purchased to facilitate ownership
and continued operation of the S.C. Johnson Trail.

Figure 10 - Aerial Photo of Surrounding Area.

Legend
[ subject Lands

Aerial Photo from spring 2021
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9.0 Analysis

9.1 Planning Policy Context
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A map identifying the land use designations in the general area of the
subject lands is attached as Appendix A. The City of Brantford Official
Plan designates the lands as follows:

Table 2: Official Plan Policies

Designation

Designated Greenfield Area

Schedule

Schedule ‘1’ Growth Management

Density target of 55 residents and jobs
combined per hectare

Schedule 2’ Designated Greenfield
Area Density and Block Plan Boundaries

Residential and Core Natural Areas
Designation

Schedule ‘3’ Land Use Plan

Residential and Core Natural Areas
Designation

Schedule ‘4’ Designated Greenfield
Area Structure

Core Natural Areas Designation

Schedule ‘6’ Natural Heritage System

Floodway Policy Area

Schedule ‘7-1’ Floodplain

Steep, Oversteep and Toe Slope Areas

Schedule 7-3’ Steep Slopes and
Erosion Hazards

Mineral Aggregate Areas

Schedule ‘9’ Mineral Aggregate
Resource Areas and Petroleum Wells

Area 18

Schedule “10’ Modified Policy Areas

On-Road Bikeway/Trail Network

Off-Road Bikeway/Trail Network

Schedule ‘11’ Bikeways and Trails
Network Plan

Minor Arterial Road

Schedule ‘12’ Road Network

Hardy Road - Proposed Right-of-Way
Width — 36 metres

Schedule ‘13’ Road Allowance
Widenings

Intake Protection Zone 2
(Vulnerability Score 9)

Appendix ‘A-1’ Intake Protection Zones
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The Designated Greenfield Area includes lands that are expected to
contribute to the density targets identified in this Plan to the year 2051. It
includes primarily vacant lands and some lands that have been developed
with urban land uses since 2006.

The Designated Greenfield Area shall be planned to achieve an overall
minimum density of 55 residents and jobs combined per hectare

Lands within the Residential Designation may include a full range of
residential dwelling types, as well as supporting land uses intended to
serve local residents. Uses permitted include residential units in low-rise,
mid-rise and high-rise residential buildings.

The Core Natural Areas Designation also includes a 30 metre buffer from
identified natural heritage features to protect their ecological and
hydrological functions. The permitted uses include conservation uses,
public parks and trails, buildings and structures necessary for public parks
or for flood and erosion control, golf courses, agricultural uses. Municipal
infrastructure projects may also be permitted.

The floodplain includes all lands adjacent to a watercourse that have been
or may be subject to flooding hazards. Development in the Fioodway is to
be limited to public infrastructure, flood control works, and structures
associated with open space uses. Limited open space structures are
permitted to support public recreational use of the lands, however the
structures are to be minimal in scale and simple in design recognizing they
will be subject to inundation and ice damage. All development,
redevelopment and site alteration within the Floodway Policy Area shall be
subject to Site Plan Approval for the purposes of assuring the objectives
and policies of this Plan are implemented and will also be subject to the
approval of the Conservation Authority.

Some development within the erosion hazard area may be permitted
subject to the approval of the Conservation Authority. Proponents of
development shall be required to undertake appropriate studies to
determine setbacks from the designated top of slope line for all buildings
and structures that are subject to approval by the City and Conservation
Authority. Development proposals within and adjacent to steep slopes
shall include a detailed site specific geotechnical assessment to establish
a more precise slope hazard and appropriate setback to the satisfaction of
the City and the Conservation Authority. d. As a condition of development
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9.2

approval, the City will require the application of erosion and siltation
control measures during any proposed construction period.

There is a small portion of the western portion of the property that is
subject to the Mineral Aggregate Resource Area. The identification of this
resource in this Plan does not presume that all lands identified are suitable
for the establishment of new or expansions to existing mineral aggregate
operations.

The subject lands are subject to Modified Policy Area (MPA) 18. These
policies were imposed by the Ontario Municipal Board pursuant to their
decision dated June 16, 2014 regarding File No.: OP-06-04/PZ-12-04/29T-
04505. The MPA 18 stipulates the following:

i. Encroachment of development activities and fill slopes shall not be
permitted into buffer areas;

ii. Road access shall be provided to those portions of MPA 18 in which
development is permitted, to the satisfaction of the City;

iii. A 30 metre buffer width shall be provided from the Provincially
Significant Wetland (PSW), allowing for a reduced buffer widest
adjacent to the street following realignment to avoid encroachment
into the PSW;

iv. A 30 metre buffer width shall be provided from each side of the
coldwater stream except at road crossings; and,

v. If required, an application to amend the Official Plan will be submitted
to modify the development limits.

Planning Evaluation of Official Plan Amendment
Existing Designation: = “Core Natural Areas”

Proposed Designation: “Residential” and Core Natural Areas”
for 299 Hardy Road and “Residential” for
301 Hardy Road

The proposed Official Plan Amendment applies to the lands at 301 Hardy
Road and a small portion at the rear of 299 Hardy Road only. These
lands are currently designated “Core Natural Areas” in the City’s Official
Plan, however when the applications were initially submitted in 2018, they
were subject to the City’s previous Official Plan, which designated them as
“Residential Area Low Density”. The proposed use of the lands at 301





Page 109 of 142

Report No. 2023-15 Page 20
March 9, 2023

9.3

Hardy Road for street townhouse units, and at the rear of 299 Hardy Road
for single detached units requires an Official Plan Amendment to a
Residential designation. A map identifying the proposed land use
designation is attached as Appendix B.

The Official Plan states “where development, redevelopment and/or site
alteration is proposed within the Core Natural Areas Designation, the City
shall require that an Environmental Impact Study be prepared that
demonstrates that there will be no negative impacts on any natural
heritage features, or their ecological and hydrological functions.”

The applicants have submitted an Environmental Impact Study, prepared
by AECOM Canada Ltd., which has indicated that these lands are already
developed with existing residential uses, and the development of these
lands will not have a negative impact on the environmental function of the
area. Based on the above information, Staff supports the Official Plan
Amendment.

Planning Evaluation of Zoning By-Law Amendment

A map identifying the zoning in the general area of the subject lands is
attached as Appendix C. The zoning amendment requests changes to
the zoning at both 277 Hardy Road, and the lands purchased in 2017 at
299 and 301 Hardy Road. A map identifying the proposed zoning is
attached as Appendix D.

9.3.1 277 Hardy Road

The lands located at 277 Hardy Road are currently zoned as
follows:

Existing Zoning: “Holding - Residential Type 1C Zone (H-
R1C)”

“Holding - Residential Medium Density Type
A- Exception 55 Zone (H-R4A-55)"

“Holding — Open Space Restricted Zone (H-
083)”
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Proposed Zoning: “Holding - Residential Type 1C — Exception
26 Zone (H-R1C-26)"

“Holding - Residential Medium Density Type
A- Exception 86 Zone (H-R4A-86)

“Holding - Residential Medium Density Type
B- Exception 30 Zone (H-R4B-30)”

“Holding — Open Space Restricted Zone (H-
083y’

The applicant is requesting to amend the existing provisions to
the “Holding - Residential Type 1C Zone (H-R1C)” to introduce
site specific provisions. They are also requesting to create a
“Holding - Medium Density Type A Exception 86 Zone (H-R4A-
86)” to permit townhouse units, and they are requesting to
change the existing “Holding - Medium Density Type A -
Exception 55 Zone (H-R4A-55)" to “Holding - Residential Medium
Density Type B- Exception 30 Zone (H-R4B-30)” to permit low
rise apartments.

9.3.1.1 “Holding - Residential Type 1C — Exception 26 Zone
(H-R1C-26)”

The requested modifications to the R1C zone include
lot area, lot width, front yard setback, rear yard setback,
and side yard setback.

The proposed site specific provisions and Staff’s
response for the new development proposal are
discussed further and are illustrated in Table 3 below:





Page 111 of 142

Report No. 2023-15 Page 22
March 9, 2023

Table 3. Zoning Table for Lands to be Zoned “H-R1C-26".

Zoning
Regulations for Required Proposed Staff Response
R1C Exceptions
Permitted Uses Single- Single-detached | Conforms.
detached dwellings
dwellings
Lot Area 360 m? 325 m? Requires relief.
(Minimum)

Although these lot
sizes are small
than those
required by the
by-law, they are
larger than lots
that have recently
been approved in
the area. The
smaller lot does
not affect all lots
in the proposed
Draft Plan, but
rather those that
are located
between the
private road and
some of the open
space features.
The lot sizes will
be confirmed by
the draft plan
review. Planning

Staff supports the
minimum lot size
of 325 m2.
Lot Width 12.0m 12.0 Conforms.
(Minimum)
Lot Coverage 40% 45% Requires relief.
(Maximum)
New

developments
within the City are
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Zoning
Regulations for Required Proposed Staff Response
R1C Exceptions
no longer
requiring a

maximum lot
coverage, and
instead are relying
on the yard
setbacks to
establish lot
coverage. In this
instance, because
of the
environmental
constraints
surrounding this
development,
Staff supports the
inclusion of a
maximum lot
coverage to
control the
development of
each lot.

Building Height 10.0m 10.0m Conforms.
(Maximum)

Front Yard 6.0m 4.5 m to main bld. | Requires relief.
(Minimum)
6.0 m to garage The applicants
are requesting a
minimum front
yard of 4.5 m,
whereas 6 m is
otherwise
required. Staff has
concerns with this
reduction. The
proposed
developmentis a
condominium
format which
resultsin 8 m
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Zoning

Regulations for Required Proposed Staff Response
R1C Exceptions

private road right-
of-ways, with a
sidewalk on one
side, and no
boulevards. The
zoning By-law
also permits stairs
and porches to
encroach into this
setback. This
leaves little room
for snow storage,
tree planting, and
service
installation. Given
the sensitive
environmental
constraints on this
site, combined
with the reduced
lot area and
increased lot
coverage, staff
does not support
the reduction.

Rear Yard 7.5m 6.0m Requires relief.
(Minimum)
The applicant is
requesting a
minimum rear
yard of 6.0 m,
whereas 7.5 m is
otherwise
required. This is a
standard setback
that has been
approved
throughout the
City, and Staff can
support this
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Zoning
Regulations for Required Proposed Staff Response
R1C Exceptions
request.

Interior Side Yard | 3.0 mand 1.0 1.2 m on each Conforms.
(Minimum) m if no garage | side

1.0 m on each

side if garage

provided
Exterior Side Yard | 3.0 m 3.0m Conforms.
(Minimum)

9.3.1.2 “Holding - Residential Medium Density Type A -

Exception 86 Zone (H-R4A-86)”

The requested modifications to the “H-R4A-Exception
86 Zone” include front yard setback, rear yard setback,
and side yard setback.

The proposed site specific provisions and Staff’s
response for the new development proposal are
discussed further and are illustrated in Table 4 below:

Table 4 - Zoning Table for Lands to be Zoned “H-R4A-86".

Zoning

Regulations for
R4A

Permitted Uses

Required

Double duplex,
fourplex, block
townhouse,
street
townhouse,
retirement
homes, etc.

Proposed
Exceptions

Street townhouse
dwellings

Staff Response

Conforms.

Lot Width

6.0m

6.0 m

Conforms.
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Zoning Proposed
Regulations for Required pos Staff Response
Exceptions
R4A
(Minimum)
Lot Coverage 48% for each 48% Conforms
(Maximum) street townhouse
dwelling on an
individual lot
Building Height 3 storeys 3 storeys Conforms.
(Maximum)
Front Yard 6.0m ' 45mtomainbld. | Requires relief
(Minimum)

6.0 m to garage The applicants
are requesting a
minimum front
yard of 4.5 m,
whereas 6 m is
otherwise
required. Staff has
concerns with this
reduction. The
proposed
development is a
condominium
format which
results in 8 m
private road right-
of-ways, with a
sidewalk on one
side, and no
boulevards. The
zoning By-law
also permits stairs
and porches to
encroach into this
setback. This
leaves little room
for snow storage,
tree planting, and
service
installation. Given
the sensitive
environmental
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Zoning Proposed

Exceptions Staff Response

Regulations for Required
R4A

constraints on this
site, combined
with the reduced
lot area and
increased lot
coverage, staff
does not support
the reduction.

Rear Yard 75m 6.0m Requires relief.
(Minimum)
The applicant is
requesting a
minimum rear
yard of 6.0 m,
whereas 7.5 m is
otherwise
required. This is a
standard setback
that has been
approved
throughout the
City, and Staff can
support this
request.

Interior Side Yard 24m 1.2m Requires relief.
(Minimum)
The applicant is
requesting a
minimum interior
side yard of 1.2
m, whereas 2.4
would otherwise
be required. This
setback would
apply to the
distances
between the end
units of two
adjacent
townhouse
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Zoning
Regulations for Required
R4A

Proposed
Exceptions

Staff Response

blocks. The Fire
Department
requires a
minimum distance
between the ends
of townhouse
units of 3.0m,
therefore the
minimum side
yard that staff
could support
would be 1.5 m.

Exterior Side Yard 3.0m 3.0m Conforms.
(Minimum)

9.3.1.3 “Holding - Residential Medium Density Type B -
Exception 30 Zone (H-R4B-30)”

The requested modifications to the “H-R4B-30 Zone”
are to permit a maximum of 151 units in a low rise
apartment, whereas the current zoning permits only 93
units in a street townhouse format.

The proposed site specific provisions and Staff’s
response for the new development proposal are
discussed further and are illustrated in Table 5 below:

Table 5 - Zoning Table for Lands to be Zoned “H-R4B-30".

Zoning Staff

Regulations for Required Proposed R

R4B Exceptions SopRonSe

Permitted Uses | Double duplex, Apartments Conforms. See
fourplex, block dwellings discussion
townhouse, street below.

townhouse,retirements
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Zoning Staff
Regulations for Required Proposed Resbonse
R4B Exceptions P
homes, etc.
Maximum No maximum Apartment Requires relief.
Number of specified. Maximum is | dwelling units See discussion
Dwelling Units currently based on to a maximum | below
units/area of 151 units

Permitted Uses

The applicant has requested that apartment dwellings
be permitted on this block, rather than the townhouse
units implemented by the Ontario Municipal Board
Decision.

These lands are located in a Greenfield Area in the
Official Plan, and are designated as Residential. The
Official Plan states that growth in Brantford to 2051 will
occur through a combination of intensification within the
Delineated Built-Up Area, and development within the
Designated Greenfield Area.

The Residential designation permits dwelling units in
low-rise (1 to 3 storeys), mid-rise (4 to 6 storeys), and
high-rise buildings (greater than 6 storeys). The
permitted uses and building specifications are regulated
by Zoning By-law 160-90. The existing medium density
block at 277 Hardy Road is currently zoned “Residential
Medium Density Type 4A Zone (R4A)”, which permits a
maximum building height of 3 storeys, in a street
townhouse or block townhouse format. Is does not
permit apartment dwelling units.

The requested “R4B” zoning permits apartment
dwellings, to a maximum building height of 4 storeys.
The Official Plan states that when a site specific Zoning
By-law is under consideration to permit new Mid-Rise
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Residential Buildings, the proposed development must
meet the following criteria, to the satisfaction of the City:

i. Be on a site of suitable size for the proposed
development, and provide adequate landscaping,
amenity features, buffering, on-site parking and
garbage pickup and recycling services;

ii. Be located in proximity to parks, open space and
other community facilities, services and amenities;

iii. Have frontage on a Major/Minor Collector or
Major/Minor Arterial Road; and,

iv. Have convenient access to an existing or planned
public transit stop.

The block meets the minimum requirements for lot area
for an “R4B” parcel based on the number of units
proposed, is located in close proximity to the City’s trail
system, has frontage on an major arterial road, and has
access to a planned public transit stop. Planning staff
supports the apartment use to a maximum building
height of 4 storeys.

Maximum Number of Dwelling Units

The currently zoning permits a maximum of 93 units in
the form of townhouse units, as implemented by the
OMB decision. As noted above, the lands are located in
a Greenfield Area as identified by the City’s Official
Plan, and are planned to achieve an overall minimum
density of 55 residents and jobs combined per hectare.
This block has a developable area of approximately
2.46 hectares, which would result in a recommended
maximum density of approximately 136 residents and
jobs for the block. However, based on the 93 units
permitted by the OMB, the permitted density for this
block is 95.5 residents and jobs per hectare.

The Official Plan states that density is measured over
the entire Greenfield Area, and the balance of the lands
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are providing lower than the recommended density
because of predominantly single-detached units,
therefore some flexibility is expected. The Official Plan
also recognizes that some areas within Brantford’s
Designated Greenfield Area were already developed at
lower densities than the target of 52 residents and jobs
combined per hectare, prior to the approval of this Plan.
As such, and in order to achieve the overall minimum
density target for the entire Designated Greenfield Area
by 2051, higher density targets are required within
specific areas.

When calculating density, apartment units are not
expected to house as many residents as townhouse
dwellings, therefore 151 apartment units result in a
density of approximately 96 residents and jobs per
hectare. This is slightly higher than the residents and
jobs per hectare which would be accommodated by the
93 townhouse units. Staff is therefore able to support
the maximum requested apartment units of 151.

9.3.2 299 Hardy Road
Existing Zoning: “Holding — Residential Type 1B Zone (H-R1B)”
Proposed Zoning: “Holding — Residential Type 1B Zone (H-R1B)”

“Holding — Residential Type 1C - Exception 26
Zone (H-R1C-26)"

A small portion of the rear of 299 Hardy Road will form part of the
condominium development. The applicant is requesting that this
portion be rezoned to “Holding - Residential Type 1C - Exception
26 Zone (H-R1C-26)" to align with the zoning on the condominium
lands. The balance of the lands where the existing dwelling is to
be retained will remain zoned “Holding — Residential Type 1B
Zone (H-R1B)".
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9.3.3 301 Hardy Road

Existing Zoning: “Holding — Residential Type 1B Zone (H-R1B)”

Proposed Zoning: “Holding - Residential Medium Density Type A-
Exception 86 Zone (H-R4A-86)"

The lands at 301 Hardy Road will form part of the condominium
development, and will contain street townhouse units. The
applicant is requesting that the lands be rezoned to “Holding -
Residential Medium Density Type A- Exception 86 Zone (H-R4A-
86)" to permit the construction of street townhouse units, fronting
onto the private condominium road. This is the same zoning that
is being requested for the street townhouses located on the lands
at 277 Hardy Road. The considerations for this zoning are
discussed above in Section 8.3.1.2, and will apply to these lands
as well.

9.4 Development Considerations

9.4.1

Environmental Impact Assessment

The applicant submitted an Environment Impact Assessment
prepared by AECOM Canada Lid., dated January 2018, along
with supplementary information supplied in 2019. This was in
addition to extensive environmental information reviewed through
the Ontario Municipal Board hearing. The report included an
evaluation of the lands located at 299 and 301 Hardy Road, since
these lands were not included in the original hearing.

The report concludes that the Proposed Draft Plan of Vacant
Land Condominium will result in the protection of all significant
natural heritage features, provide buffers to mitigate potential
impacts on adjacent lands, implement engineering best
management practices to protect fish habitat and wetlands,
restore habitat, and promote landowner awareness and
stewardship. The Grand River Conservation Authority has
reviewed the EIS, concurs with its findings, and has provided
conditions for the Draft Plan of Vacant Land Condominium
approval.
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9.4.2 Cultural Heritage

The applicant submitted an Archaeological Report prepared by
Timmens Martelle Heritage Consultants Inc., dated October 2009.
The report was considered by the Ontario Municipal Board during
the previous hearing for the subject lands. Archeological work on
the Sifton property and in the northwest part of the City identified
a number of significant archeological features. The Sifton property
contains three pre-contact archeological sites located above the
Grand River floodplain. The Board heard that these sites were
excavated as part of a phase 4 archeological investigations in
2004 and artifacts were sent to the University of Western Ontario
for long—term curation. The Ministry of Tourism, Culture and Sport
issued a letter in 2004 indicating that it is not necessary to impose
conditions on development or to curtail agricultural use of the
property because of these sites.

The 2009 report recommends that the Hardy Road site of
Davisville including a 10m buffer around the site perimeter be
protected and preserved from development. The report also
recommends that this site be kept within the environmentally
protected areas. The OMB decision states “The Hardy Road site
is included in a park block with a 10 m buffer established around it
and Sifton proposes fo dedicate it to the City”.

The Conditions of Draft Plan of Vacant Land Condominium
approval that were before the OMB contained a Condition that
stated the following: That the Owner shall prepare an
Archaeological plan for protection of all significant archaeological
sites on the subject lands, as well as adjacent lands south of the
subject lands that abut the Grand River, and agree to carry out all
recommendations of that Study, prior to the Final Approval of the
Plan, to the satisfaction of the Ministry of Tourism, Culture, and
Sport.

The conditions of Draft Plan of Vacant Land Condominium
Approval will include the requirement for archaeological
clearances.
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9.4.3 Air Quality

An Air Quality Compatibility Review was conducted by Novus
Environmental in 2018. The focus of the assessment was the
impact from nearby industrial facilities on the proposed residential
development. The report concluded that no odours from any
nearby industries were detected onsite, and the proposal would
therefore be compatible with surrounding land uses.

9.4.4 Noise Assessment

An Environmental Noise Assessment was conducted by Novus
Environmental in 2018. The focus of the assessment was the
potential for transportation noises from Hardy Road, and the
stationary noise impacts from surrounding industrial facilities on
the proposed residential development.

With respect to road noise, the assessment revealed that higher
than acceptable noise levels will be experienced at the dwellings
immediately adjacent to Hardy Road. As a result a noise barrier
is required or site plan modifications are required. An alternative
to the construction of a noise barrier would be to increase the
setback from Hardy Road to 30 m.

The report also concludes that the development should have
forced air heating with future provisions for the installation of
central air conditioning, plus warning clauses for a number of
townhouses and single detached dwellings. These controls will be
implemented through the Draft Plan of Vacant Land
Condominium process, and an addendum to the noise
assessment will be required at that time. This will be further
addressed through a condition of draft plan approval.

With respect to stationary noise from surrounding industrial uses,
the projected sounds levels are predicted to be below the
applicable guideline limits, and no additional noise control
measures are required.
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9.4.5 Holding Provision

In accordance with Section 9.7(a)(iv) of the Official Plan, Staff
recommends that a Holding provision (“H") be applied to the
subject lands to ensure that the City’s requirements are satisfied
before the development can proceed. Staff recommends that the
Holding provision “H” not be removed until the applicant has
provided the following:

a. THAT the Draft Plan of Vacant Land Condominium is
approved and the draft plan is finalized and an agreement
entered into; and,

b. Clearance from the Ministry of Natural Resources and
Forestry (MNRF) that the legislative requirements of the
Endangered Species Act (ESA) have been appropriately
addressed which may include, but may not be limited to, the
issuance of an authorization under the ESA from the MNRF,
or the applicant demonstrating to the satisfaction of the
MNREF that species at risk will not be impacted by the
proposed development; and

c. Required condominium and/or development agreements
with the City have been entered into to address, among
other matters, the operation and maintenance of the
sanitary pumping station and forcemain, and stormwater
management system; and

9.4.6 Draft Plan of Vacant Land Condominium

Vacant Land Condominiums include condominium units (similar
to a lot in a registered plan of subdivision) and common element
areas. The common element areas are proposed to include the
private roadway including the visitor parking areas, the
landscaped open spaces, amenity areas, and a private sanitary
pumping station. Vacant Land Condominiums have extensive
conditions applied to them, and therefore are not required to go
through the Site Plan Control Process, as the Draft Plan
Conditions are similar to a subdivision process. In this instance
the Ontario Municipal Board considered the development of this
property, and although ultimately did not approve Draft Plan of
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Subdivision due to technical issues, they had considered Draft
Plan of Subdivision conditions through their deliberations.

The common elements will be owned and maintained by a future
condominium corporation, including snow removal, servicing and
landscaping. All units are ‘tied’ to the common elements and are
subject to monthly fees related to on-going maintenance as with
other more typical condominium developments.

As per the Condominium Act, the condominium corporation will
be required to budget for and manage a capital reserve fund to
cover the ongoing maintenance, operation and lifecycle
replacement of the shared common element facilities. For the
proposed Vacant Land Condominium, the condominium units will
function as the private, conveyable parcels of land on which the
single detached dwellings and street townhouse units will be
constructed. All buildings, including the interior and exterior
features on the units will be owned and maintained by the
individual unit owners and do not form part of the condominium.

The consideration of the approval conditions for the Draft Plan of
Vacant Land Condominium will be brought forward at a later
Council hearing. There are still technical considerations regarding
the design of the condominium that need to be addressed before
the Draft Plan conditions can be finalized.

9.4.7 Summary of Consultation

Summary of relevant consultation under the Planning Act is
provided below:

Table 6 - Summary of Consultation

Department/Agency Comment Staff Response
e Brantford Police No comments received Comments and
Service or no concerns noted. conditions to be
addressed through the
e Grandbridge Energy Draft Plan of Vacant

Land Condominium.
Housing Dept.

Hydro One
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Department/Agency Comment Staff Response

o Public Works —
Operations Dept.

o Rogers
e Transit
e Bell Standard comments Comments to be
provided addressed as part of the
e Brant County Health Draft Plan of Vacant
Unit Land Condominium.
conditions.
e Canada Post
e Enbridge
Accessibility No comments on Zoning | Comments to be
File, but site plan addressed as part of the
comments provided. Draft Plan of Vacant
Land Condominium
conditions.
Building Dept. e Block 145 —Block The applicant has

Townhouse Dwelling | applied for site specific
is not a permitted use | provisions to permit

in R1C zone. | don't | these uses.

have any comments
at this time as there
are no development
regulation for this use
in R1C Zone.

o Block 147 — 151 unit
Apartment Dwelling is
not a permitted use in
R4A-55 zone. | don’t
have any comments
at this time as there
are no development
regulation for this use
in R4A-55 Zone.

e Most Single
Detached Dwelling
Lots in R1C and R1B
zones are not in
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Department/Agency Comment Staff Response

Development
Engineering

There are a number of
technical comments
relating to servicing, etc.,
which will need be
addressed as part of a
future site plan and
condominium
applications.

Planning Staff are
recommending a Holding
Provision be applied to
the site to allow all
engineering concerns
and study requirements
to be addressed
appropriately through the
conditions of Draft Plan
of Vacant Land
Condominium approval.

Environmental Services

No objections to the
zoning amendment, but
comments were made
pertaining to modelling of
the services. All technical
comments will need to be
addressed as part of the
Site Plan application.

Comments and
conditions to be
addressed through the
Draft Plan of Vacant
Land Condominium.

Fire

Due to the current
locations of the our fire
stations and response
times to this area; and
similar to the
recommendation made
for the residential
component of the TCA
property, the Brantford
Fire Department would
strongly recommend fire
sprinkler systems
conforming to the
requirements of NFPA 13
be installed in all
residential dwellings on
the proposed
development.

Planning Staff are
recommending a Holding
Provision be applied to
the site to allow all Fire
Department concerns
and study requirements
to be addressed
appropriately through the
conditions of Draft Plan
of Vacant Land
Condominium approval.
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Department/Agency Comment - Staff Response

Grand River Grand River The GRCA has provided
Conservation Authority Conservation Authority conditions of Draft Plan
(GRCA) staff have of Vacant Land
recently received and Condominium approval.

reviewed the Sifton
Propeorties Limited
Stormwater Management
Report 277 Hardy Road
— Site Plan Development
by AECOM dated
November 2021. This
report has consolidated
the information
previously requested by

the GRCA and we are
satisfied it addressed our
comments,

Long Range Planning Staff are supportive of in | Comments have been
situ protection of discussed in this report
archaeological or will need to be

resources. A copy of an addressed through the
avoidance and protection | conditions of Draft Plan
strategy, prepared in of Vacant Land
accordance with Condominium approval.
Provincial Standards and
Guidelines, must be
provided to the City prior
1o site alteration in the
vicinity of in situ
archaeological
resources.

Once development is
completed, Staff require
confirmation that
archaeological resources
have been conserved in
accordance with the
adopted avoidance and
protection strategy, or
other means in
compliance with
Provincial Standards and
Guidelines.

Parks and Rec Dept. No comments on the Comments and
official plan amendment | conditions to be
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Department/Agency

Comment

or rezoning

Staff Response

addressed through the
Draft Plan of Vacant
Land Condominium
approval.

Source Water

Can the applicant
complete the Restricted
Land Use Declaration
Form for this
development
application? The
property is located in
intake Protection Zone
(IPZ-2).

The Restricted Land Use
Declaration Form has
been provided to
applicant for completion,
and will be required as a
condition of Draft Plan of
Vacant Land
Condominium.

Ministry of Environment,
Conservation and Parks
(responsibility was
formerly Ministry of
Natural Resources up
until April 1, 2019)

No comments on the
official plan amendment
or rezoning

Planning Staff are
recommending a Holding
Provision be applied to
the site. The
requirements of the
Ministry are to be
addressed through the
conditions of Draft Plan
of Vacant Land
Condominium approval
(in accordance with
conditions imposed by
the OMB decision).

Transportation

The Draft Plan and unit
count is consistent with
these comments and the
TIS is considered
approved.

Transportation supports
the Block 183
Emergency Access
Route and notes the
proposed bollard design
should be removable or a
knock-down design, and
per EMS/Fire standards.

Since the internal roads
will be private,
Transportation has no

Comments and
conditions to be
addressed through the
Draft Plan of Vacant
Land Condominium.
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Department/Agency

Comment

comment on
maneuverability since it
won’t negatively affect
the municipal right-of-
way and appears to be
sufficient in width to
accommodate a fire-
route. Environmental
Services should
comment on waste
collection.

At the site plan stage we
will require 5m x 5m
visibility triangles at the
accesses to Hardy Road,
and private driveways
will be required to be set-
back a minimum of 6m
from the property line to
ensure they do not
negatively affect
maneuvers into the site.

Staff Response

Six Nations of the Grand
River

Table 5: Grand River Notification Agreement

Comment

No comments have been
received from Six
Nations.

They have been provided
with the Archaeological
Studies and the
Environmental Impact
Assessment.

Staff Response

The applicant has
consulted with Six
Nations staff in relation to
the open space lands.
The Planning
Department followed up
with Six Nations and has
not received any further
comments at this time
pertaining to the official
plan or zoning by-law
amendment application.

Mississaugas of the
Credit First Nation

No comments or
concerns noted.

In accordance with the
Grand River Notification
Agreement, a copy of the
Archaeological Report
will be circulated as part
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Staff Response

of any future site plan
applications.

Table 6: Public Comments

Environmental

Comment

Concern with road salt,
pool chemicals, lawn
chemicals, spills and
effects on existing wells
in the area.

Staff Response

These items were all
raised through the
Ontario Municipal Board
Hearing. Staff will
review these items as
part of the Conditions of
Draft Plan of Vacant
Land Condominium to
ensure the
environmental protection
measures are in place.

Traffic

» Comments were made
regarding the volume of
traffic.

¢ Opposed to roads
being private, rather
than public

s Congestion on Hardy
Road when the railway
arms are down at Paris
Road/Hardy Road.

e How will emergency
services get to the area
of there is a train
crossing.

e Concerns with the
accuracy of the data
produced by Paradigm
Engineering

A Traffic Impact Study
was submitted as part
of the development
proposal. No concerns
were raised regarding
the volume of traffic.
Some improvements to
the local road network
will be required, and
this is to be included as
Conditions of Draft Plan
of Vacant Land
Condominium approval.
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10.0

11.0

12.0

Financial Implications

There are no direct municipal financial implications respecting the Official Plan
Amendment and Zoning By-law Amendment applications.

Climate and Environmental Implications

No negative climate or environmental impacts are anticipated as a result of this
application. In areas where intensification is supported and encouraged in the
Official Plan and Zoning Bylaw, a land calculation is generally provided for
applications requesting an increase in density. In this instance, a calculation
was not provided, as the goal here is not to maximize the density of the site,
given the environmental constraints of the property. The previous Ontario
Municipal Board Hearing provided extensive review of environmental conditions
and provided direction on implementing protective measures on this site.

The requested Official Plan Amendment and Zoning changes will create a more
compact urban form, while still providing the protection measures as required by
the OMB. This is reflected in the buffers that are required to protect the sensitive
environmental features. In accordance with the sustainable development
provisions of the Official Plan, the proposed development contributes to creating
complete, healthy, walkable, transit-supportive, cycling and pedestrian-friendly
communities.

Conclusion

These applications are requested to amend the Official Plan and Zoning By-law
160-90 to facilitate the redevelopment of lands for a Draft Plan of Vacant Land
Condominium within a Greenfield Area of the City of Brantford on a site which is
currently underutilized. This development is consistent with the policies in the
Official Plan, the Provincial Policy Statement, and the Growth Plan, as the
proposed development will facilitate the intensification of lands and will assist in
meeting the minimum intensification and density targets in the Growth Plan. The
proposed Zoning By-law Amendment will facilitate the development and will help
to ensure that a specific built form is achieved, while addressing all other
technical matters. The proposed zoning by-law amendment is consistent with
the PPS, and in conformity with the Growth Plan and Official Plan. Based on
these considerations, Planning Staff is of the opinion that the applications for
Official Plan and Zoning By-law Amendment are appropriate and represents
good planning.
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A //VQ%,Z{QJ/4

Nicole Wilmot, MCIP, RPP
Chief Planner/Director of Planning and Development Services

Prepared By:

Karen Pongracz, MCIP, RPP, Senior Planner
Joe Muto, MCIP, RPP, Manager of Development Planning

Appendix A — Official Plan Designation
Appendix B — Proposed Official Plan Amendment
Appendix C — Zoning By-law 160-90

In adopting this report, is a by-law or agreement required? If so, it should be referenced in the
recommendation section.

By-law required [x]yes []no
Agreement(s) or other documents to be signed by Mayor and/or City Clerk [lyes [x]no

Is the necessary by-law or agreement being sent concurrently to Council? [x]yes []Ino
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Appendix A — Existing Official Plan Designation

OFFICIAL PLAN EXCERPT MAP
PZ-15-18 & OP-04-18 & 29CD-18503
277, 299 and 301 Hardy Road
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Appendix B — Proposed Official Plan Amendment

THIS IS SCHEDULE 'B' TO OFFICIAL PLAN

Bm AMENDMENT No. &

Legend

V4 Aeasubject to Amendment Thisis Schedule 'B'ToBylawNo.

e Passed the day of 2022.
From Core Natural Areas to Neighbourhoods

SCHEDULE 3

From Core Natural Areas Designation to

Residential Designation MAYOR
SCHEDULE 6
Natural Hirltage System SIERR
SCHE':)TJTS;ES W SRR This is “Map 1" of Amendment No. 6 to the City of
: Brantford Official Plan, to amend Schedules 1, 3,6 and 9
Mineral Aggregate
Removes from SCHEDULE Note: This schedule forms part of Amendment No. 6

to the Official Plan for the City of Brantford and must

Scale: NT5. File Number({s): OP-04-18
be read in conjunction with the written text.

ey

&
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Appendix C — Existing Zoning By-law 160-90

ZONING BY-LAW

PZ-15-18 & OP-04-18 & 29CD-18503
277, 299 and 301 Hardy Road
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[:_'_1; Subject Properties

- H HOLDING PROVISION
EXISTING ZONING (Bylaw 160-90) -3 Exception Number

== 7ONE BOUNDARY
RE RESIDENTIAL ESTATE ;

R1B RESIDENTIAL Type 1B (15 metre) _fA

R1C RESIDENTIAL Type 1C (12 metre)

R4A RESIDENTIAL MEDIUM DENSITY Type A 0 150 300 600 Metres
M2 GENERAL INDUSTRIAL L

0S1 OPEN SPACE Type 1

0S3 OPEN SPACE RESTRICTED







office: 519-569-8883 72 Victoria Street South
direct: 226-243-7390 Suite 201
mobile: 519-240-6788 Kitchener, ON N2G 4Y9
email: cpidgeon@gspgroup.ca

o@@ WWW.Qsparoup.ca

From: Joshua Schram <JSchram@brantford.ca>
Sent: Monday, December 4, 2023 1:41 PM
To: New Zoning By-law Project <NewZBLProject@brantford.ca>

Subject: Brantford’s New Zoning By-law Project
‘ p -
B R & i ﬁ

New Zoning By-law Project

Hello.

A Draft of the new City of Brantford Zoning By-law (November 2023) is now available for
review on Let’'s Talk Branford at: www. L etstalkbrantford.ca/Zonin

Thank you for your continued interest in the City of Brantford’s New Zoning By-law Project.

Regards,

Joshua Schram,
Senior Planner, Long Range Planning
Planning and Development Services
Phone: (519)759-4150 ext. 5873

Email: JSchram@brantford.ca
Web: brantford.ca/planning

BRSTORD B Bl 8

New Zoning By-law Project

https://www.brantford.ca/en/business-and-development/new-zoning-by-law-project.aspx

MA MCIP RPP

NEW: The fastest way to submit pre-consultation applications is through Cloudpermit (https://ca.cloudpermit.com) .
Create a free account and start today!

This email and any files transmitted with it are confidential and may contain privileged information. Any rights
to confidentiality and privilege have not been waived. You must not present this message to another party
without the permission of the sender. If you are not the intended recipient you must not copy, distribute or


mailto:cpidgeon@gspgroup.ca
https://twitter.com/GSP_Group
https://www.linkedin.com/company/gsp-group-inc
https://www.instagram.com/gspgroup/
http://www.gspgroup.ca/
http://www.letstalkbrantford.ca/Zoning
https://us-east-2.protection.sophos.com?d=brantford.ca&u=ahr0cdovl3d3dy5icmfudgzvcmquy2evwm9uaw5nqnlsyxdqcm9qzwn0&p=m&i=njm0mzjlzwrjzwi4zwmxmwe2m2iwntix&t=t0xgvhjjlzliqkplzuzizdbhrjv6znnkn1nhvlh0cgnbzfpmlzeytffjut0=&h=0b31450f5d2f44c484714c31d022ece5&s=avnpuehut0nftknswvbusvaxv2w6jzfyszww3mfww_7shavugabgbmyvmh5n90loyj2v6vtxjhakhhgeioycaqu/
https://us-east-2.protection.sophos.com?d=letstalkbrantford.ca&u=ahr0cdovl3d3dy5mzxrzdgfsa2jyyw50zm9yzc5jys9ab25pbmc=&p=m&i=njm0mzjlzwrjzwi4zwmxmwe2m2iwntix&t=b0r0tehhqwf6blf1a3pnrxhwou40l25vr0r6sk5ywvarakzwagj3cvuvst0=&h=0b31450f5d2f44c484714c31d022ece5&s=avnpuehut0nftknswvbusvaxv2w6jzfyszww3mfww_7shavugabgbmyvmh5n90loyj2v6vtxjhakhhgeioycaqu/
mailto:JSchram@brantford.ca
https://us-east-2.protection.sophos.com/?d=brantford.ca&u=aHR0cHM6Ly93d3cuYnJhbnRmb3JkLmNhL2VuL2J1c2luZXNzLWFuZC1kZXZlbG9wbWVudC9uZXctem9uaW5nLWJ5LWxhdy1wcm9qZWN0LmFzcHg=&p=m&i=NjM0MzJlZWRjZWI4ZWMxMWE2M2IwNTIx&t=aE03d05hNVBBMWRqY3V3UUxnUUlMdEVYeStVREpiclhoM05nZU8yMTdDRT0=&h=0b31450f5d2f44c484714c31d022ece5&s=AVNPUEhUT0NFTkNSWVBUSVaXv2w6jzfysZWW3mfWw_7sHaVuGabgBmyVMH5n90loyj2v6VTxjhaKhhgEIoyCaQU
https://us-east-2.protection.sophos.com?d=brantford.ca&u=ahr0chm6ly93d3cuynjhbnrmb3jklmnhl2vul2j1c2luzxnzlwfuzc1kzxzlbg9wbwvudc9uzxctem9uaw5nlwj5lwxhdy1wcm9qzwn0lmfzchg=&p=m&i=njm0mzjlzwrjzwi4zwmxmwe2m2iwntix&t=ae03d05hnvbbmwrqy3v3uuxnuulmdevyestvrepiclhom05nzu8ymtddrt0=&h=0b31450f5d2f44c484714c31d022ece5&s=avnpuehut0nftknswvbusvaxv2w6jzfyszww3mfww_7shavugabgbmyvmh5n90loyj2v6vtxjhakhhgeioycaqu/
https://us-east-2.protection.sophos.com?d=cloudpermit.com&u=ahr0chm6ly9jys5jbg91zhblcm1pdc5jb20v&p=m&i=njm0mzjlzwrjzwi4zwmxmwe2m2iwntix&t=dgxkotdlk1jbb1p5y0o0dmi1zhntvhfxymk4znbwz2nsdmp6zjjkewv6vt0=&h=0b31450f5d2f44c484714c31d022ece5&s=avnpuehut0nftknswvbusvaxv2w6jzfyszww3mfww_7shavugabgbmyvmh5n90loyj2v6vtxjhakhhgeioycaqu/

use this email or the information contained in it for any purpose other than to notify us. If you have received
this message in error, please notify the sender immediately, and delete this email from your system. We do
not guarantee that this material is free from viruses or any other defects although due care has been taken to
minimize the risk. Any views expressed in this message are those of the individual sender, except where the
sender specifically states them to be the views of The Corporation of the City of Brantford.
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Alternative formats and communication supports available upon request. Please contact
accessibility@brantford.ca or 519-759-4150 for assistance.

Date March 9, 2023 Report No. 2023-15

To Chair and Members
Planning Committee

From Nicole Wilmot, MCIP, RPP
Chief Planner and Director of Planning and Development Services
People, Legislated Services & Planning

—.———_———

1.0 Type of Report
Consent ltem [
ltem For Consideration [ X]

2.0 Topic Official Plan Amendment OP-04-18, Zoning By-law
Amendment PZ-15-18 & 29CD-18503 - 277, 299 & 301 Hardy

Road [Financial Impact - None]
_- - e e e e

3.0 Recommendation

A. THAT Official Plan Amendment Application No. OP-04-18 submitted by GSP
Group Inc. on behalf of Sifton Properties Ltd., affecting the lands located at
299 and 301 Hardy Road to change the Official Plan designation on the
property from “Core Natural Areas” to “Residential” to permit the
development of street townhouse units, BE APPROVED;

B. THAT Zoning By-law Amendment Application PZ-15-18, submitted by GSP
Group Inc. on behalf of Sifton Properties Ltd., affecting the lands located at
277, 299 and 301 Hardy Road to change the zoning on a portion of the lands
from:
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i. “Holding — Residential Medium Density Type A — Exception 55
Zone (H-R4A-55)" to “Holding — Residential Medium Density Type
B — Exception 30 Zone (R4B-30)";

ii. “Holding — Residential Type 1C Zone (H-R1C)” to “Holding —
Residential Medium Density Type A — Exception 86 Zone (H-R4A-
86)”;

iii. “Holding — Residential Type 1C Zone (H-R1C)” to “Holding —
Residential Type 1C — Exception 26 Zone (H-R1C-26)";

iv.  “Holding — Residential Type 1B Zone (H-R1B)” to “Holding —
Residential Medium Density Type A — Exception 86 Zone (H-R4A-
86)”;

v.  “Holding — Residential Type 1B Zone (H-R1B)" to “Holding —
Residential Type 1C — Exception 26 Zone (H-R1C-26)";

vi.  “Holding — Residential Type 1C Zone (H-R1C)” to “Open Space
Type 1 Zone”;

vii.  “Holding — Residential Type 1C Zone (H-R1C)” to “Open Space
Restricted Zone (OS3)”, BE APPROVED, in accordance with the
applicable provisions as noted in Section 8.3 of Report 2023-15;
and,

C. THAT the By-law to remove the “Holding (H)” provision from the subject
lands not be presented to Council for approval until the following conditions
have been satisfied:

i.  THAT all servicing issues, financial and otherwise, have been
addressed to the satisfaction of The Corporation of the City of
Brantford; and,

ii. Clearance from the Ministry of the Environment, Conservation and
Parks (MOECP) that the legislative requirements of the
Endangered Species Act (ESA) have been appropriately addressed
which may include, but may not be limited to, the issuance of an
authorization under the ESA from the MOECP, or the applicant
demonstrating to the satisfaction of the MOECP that species at risk
will not be impacted by the proposed development; and

iii. Required condominium and/or development agreements with the
City have been entered into to address, among other matters, the
operation and maintenance of the sanitary pumping station and
forcemain, and stormwater management system;
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4.0

D. THAT the Draft Plan of Vacant Land Condominium 29CD-18503 submitted
by GSP Group Inc. on behalf of Sifton Properties Ltd., affecting the lands
located at 277, 299 and 301 Hardy Road BE PRESENTED to Council at a
later date for the consideration of the Draft Plan Conditions; and,

E. THAT Pursuant to Section 17(23.2) and Section 34(18.2) of the Planning
Act, R.S.0. 1990, c.P.13. the following statement SHALL BE INCLUDED in
the Notice of Decision:

‘Regard has been had for all written and oral submissions received from
the public before the decision was made in relation to this planning matter,
as discussed in Section 8.4.7 of Report 2023-15.”

Executive Summary

Applications have been received Figure 1 - Location Map

to amend the City of Brantford PZ-15-18 & OP-04-18 & 29CD-18503
277, 299 and 301 Hardy Road

Official Plan and Zoning By-law
160-90, and for a Draft Plan of
Vacant Land Condominium for
the lands municipally addressed
as 277, 299 and 301 Hardy
Road. The proposed
development site at 277 Hardy
Road was previously subject to
applications for a residential Plan
of Subdivision, an Official Plan
Amendment and a Zoning By-law
Amendment (OP-06-04, PZ-12-
04 and 29T-04505). The Ontario
Municipal Board Order dated April
6. 2017 granted final approvals of
Official Plan Amendment No. 196
and an amending Zoning By-law to City of Brantford By-law 160-90. These
documents implemented the OMB decision, resulting in the Official Plan
designation and zoning that is currently in place on the property. The OMB did
not approve a proposed Draft Plan of Subdivision that had been appealed by the
owner for Board approval. |

Brant Park
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Through the current applications, the lands are proposed to be developed
through a Draft Plan of Vacant Land Condominium (File No.: 29CD-18503)
consisting of 131 single detached units, and two medium density blocks
(comprised of 37 townhouse units adjacent to Hardy Road). The plan also
includes blocks for open space, a private sanitary pumping station, and amenity
space. The applicant is are also requesting that the existing medium density
block on the northeast corner of the property be rezoned to add low rise
apartments as a permitted use, to a maximum of 151 units. The Draft Plan of
Vacant Land Condominium conditions will be considered by Council at a later
date. The subject Official Plan Amendment and Zoning By-law Amendment are
required to facilitate that plan.

The applicant is proposing to amend the Official Plan Designation on 301 Hardy
Road and a small portion at the rear of 299 Hardy Road from “Core Natural” to
“Residential”, and to amend the zoning at 277, 299 and 301 Hardy Road to align
with the proposed uses in the condominium development.

The applicant is proposing the amend the Zoning of the three properties from
“Holding - Residential Type 1C Zone (H-R1C)’, “Holding - Residential Medium
Density Type A- Exception 55 Zone (H-R4A-55)", “Holding — Open Space
Restricted Zone (H-OS3)”, and “Holding — Residential Type 1B Zone (H-R1B)" to
“Holding — Residential Type 1C — Exception 26 Zone (H-R1C-26)", “Holding —
Residential Medium Density Type A — Exception 86 Zone (H-R4A-86)", and
“Holding — Residential Medium Density Type B — Exception 30 Zone (R4B-30)";

Based on the review of the application, Staff supports Official Plan Amendment
OP-04-18 and Zoning By-law Amendment PZ-15-18 in accordance with Section
8.0 of this Report, for the following reasons:

The application is consistent with the 2020 Provincial Policy Statement.

The application conforms to the 2020 Growth Plan for the Greater Golden
Horseshoe.

The intent of Zoning By-law 160-90 is maintained, with amendments
tailored to the proposed development and the lands.

The proposed development will provide for an efficient use of land,
services and infrastructure.

The proposed development is transit-supportive and walkable, in an area
that is served by public transit.
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e The proposed development will use underutilized land and will provide
additional housing opportunities.

5.0 Application Information

Table 1: Application Information

Application Details

Applicant/Owner Agent: GSP Group Inc. (c/o Chris
Pidgeon)

Owner — Sifton Properties Ltd.

File Number(s) OP-04-2018
PZ-15-2018
29CD-18503:

Application Type Official Plan Amendment

Zoning By-law Amendment

Draft Plan of Vacant Land
Condominium

Proposed Use Townhouse units, single-detached
residential units, and open space.

Historic/Concurrent Applications Historic Applications
OP-06-04/PZ-12-04/29T-04505
OMB File PL100472

Property Details

Address/Ward 277, 299 and 301 Hardy Road

Ward 2

Area (acres/hectares) 43.42 ha/107.2 acres

Existing Use Vacant/Agricultural
(277 Hardy Road)

Single-detached dwellings
(299 and 301 Hardy Road)
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Documents

Official Plan Designation ( existing)

Residential and Core Natural Areas
(277 Hardy Road)

Core Natural Areas (299 Hardy Road)

Core Natural Areas (301 Hardy Road)

Official Plan Designation ( proposed)

Residential (301 Hardy Road)

Residential and Core Natural Areas
(299 Hardy Road)

Zoning (existing)

277 Hardy Road

“Holding — Residential Type 1C Zone
(H-R1C)”

“Holding — Residential Medium
Density - Exception 55 Zone (H-R4A-
55)

“Holding — Open Space Restricted
Zone (H-0S3)"

299 and 301 Hardy Road

“Holding — Residential Type 1B Zone
(H-R1B)”

Zoning Proposed/Modifications

1. Site specific amendments to the
“Holding — Residential Type 1C —
Exception 26 Zone (H-R1C-26)"
for the following:

o LotArea;

o Lot Coverage;

e Minimum Front Yard;

e Minimum Rear Yard;

e Minimum Interior Side Yard

2. Site specific amendments to
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“Holding — Residential Medium
Density Type A — Exception 86
Zone (H-R4A-86)" for the
following:

e Minimum Front Yard;
¢ Minimum Rear Yard;
e Minimum Interior Side Yard

3. Site specific amendments to
“Holding — Residential Medium
Density Type B — Exception 30
Zone (H-R4B-30)" for the
following:

e Maximum Number of Units of
151

Provincial Policy Statement

The proposal is consistent with
Sections 1.1, 1.1.3.2, and 1.4.

Places to Grow Growth Plan

Processing Details

Deemed Complete

The proposal conforms with the

1 Growth Plan.

November 16, 2018

Neighborhood Meeting

March 6, 2019

Statutory Hearing

March 9, 2023

Public Comments

e Two emails have been received

e The main concerns of the emails
was traffic on Hardy Road and
environmental concerns  with
existing wells.
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6.0 Purpose

The purpose of this Report is to recommend approval of Official Plan
Amendment OP-04-18 and Zoning Bylaw Amendment PZ-15-18 to permit to the
construction of a condominium development consisting of 131 single detached
units, 37 townhouse units, a future block for apartment dwellings, and blocks for
open space, a sanitary pumping station, and amenity space. There is an
accompanying application for a Vacant Land Condominium which will be
forwarded to Council at a later date, this is discussed further in Section 8.4.6 of
this Report.

7.0 Corporate Policy Context
7.1 2023-2024 Council Priorities

This Report is in keeping with the City of Brantford Council Priorities
endorsed February 28, 2023, specifically the following outcome:

e Build a greener Brantford.

One of the desired outcomes of this initiative is to ensure that all master
plans and transportation plans include green initiatives as part of the
future vision for the City, such as the protection of natural areas and
underground water. The proposed development ensures the protection of
a large core natural area, including enhanced buffers and setbacks.

8.0 Description of Proposal

These applications affect three properties at 277, 299 and 301 Hardy Road. The
proposed development site at 277 Hardy Road was previously subject to
applications for a residential Plan of Subdivision, an Official Plan Amendment
and a Zoning By-law Amendment (OP-06-04, PZ-12-04 and 29T-04505). The
proposed design at that time included a total of 125 single detached units and a
medium density block with a maximum of 93 dwelling units. The applications
were appealed to the Ontario Municipal Board due to a lack of decision by the
municipality.

The Ontario Municipal Board (OMB) heard evidence over the course of a 19
week hearing, and rendered a decision in 2014 granting approval-in principle of
development rights for 277 Hardy Road. The Ontario Municipal Board Order
dated April 6, 2017 granted final approvals of Official Plan Amendment No. 196
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and an amending Zoning By-law to City of Brantford By-law 160-90. These
documents implemented the OMB decision, resulting in the Official Plan
designation and zoning that is currently in place on the property.

The OMB did not approve a proposed Draft Plan of Subdivision that had been
appealed by the Owner for Board approval. The main reason for the refusal of
the Draft Plan of Subdivision was the lack of secondary access to Hardy Road
and servicing constraints. Since that time, the applicant has acquired two
additional parcels of land at 299 and 301 Hardy Road, thereby increasing the
area of developable land, and providing the opportunity to provide a second
road access into the site.

In late 2018 the applicant submitted applications for a Draft Plan of Vacant Land
Condominium, an Official Plan Amendment, and a Zoning By-law Amendment.
Since that time staff and other agencies have been working towards the
development of a plan that would incorporate the recommendations of the OMB,
would provide the secondary access required, and would satisfy the
commenting agencies.

The Draft Plan of Vacant Land Condominium includes a lotting pattern and
associated private roads and facilities to be located on the developable portion
of the property, as identified by the OMB. The balance of the site, including the
floodplain and protected natural heritage features associated with the Grand
River and other environmentally significant land, is excluded from the proposed
development area for long-term conservation pursuant to the OMB Decisions.

The residential land uses being proposed include 131 single detached units, and
two medium density residential blocks consisting of a maximum of 37 street
townhouse units, all to be serviced by a private road and sanitary pumping
station with two access driveways to Hardy Road. There is a future development
block in the northeast corner of the property that is proposed to contain a
maximum of 151 units, with a maximum building height of 4 storeys.
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Figure 2 - Draft Plan of Vacant Land Condominium

CONDOMINIUM
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The proposed development requires an amendment to the City of Brantford's
Official Plan to change the land use designation at 301 Hardy Road and a small
portion at the rear of 299 Hardy Road from “Core Natural” to “Residential”, and
amendments to Zoning By-law 160-90 for the properties at 277, 299 and 301
Hardy Road to align with the proposed uses in the condominium development.
The zoning amendments include permission for medium density uses in the
form of townhouses on two blocks of land adjacent to Hardy Road, as well as an
amendment to the existing medium density zoning in the northeast corner of the
property to include low rise apartments. The applicant is also requesting site
specific zoning amendments related to setbacks, lot area and lot coverage for
the lands that currently permit single detached dwellings.

8.1 Supporting Documents

The following technical reports and studies were submitted and
subsequently amended through the City’s review in support of the subject
applications:
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° Air Quality Compatibility Study;

o Archaeological Report;

) Environmental Impact Study;
° Financial Impact Study

o Geotechnical Report;

° Hydrogeological Report;

o Impact Assessment on Tufa Mounds;
° Noise Assessment;
) Planning Justification Report;

o Servicing Report (Preliminary);
° Stormwater Management Report; and,

o Transportation Impact Study.

8.2 Site Information

The lands are 277 Hardy Road are an irregularly shaped parcel, bounded
by Hardy Road in the north, and the Grand River to the south. The lands
have an area of approximately 43.42 hectares (107.29 ac), with
approximately 320.5 m of frontage along Hardy Road. The lands slope
downward from Hardy Road to the Grand River, with steeper slopes on
the northwest, and a low, east-west secondary slope system on the east
and west portions of the site. Approximately 11.06 hectares of the total
landholding is developable, and is currently being used for agriculture.

The lands contain a number of natural heritage features including a
portion of the Brantford Northwest Wetland complex (Davisville Swamp),
Tufa Mounds Earth Science Area of Natural and Scientific Interest (ANSI),
significant woodlands, remnant and restored prairie communities, a
woodland, cultural meadow and cultural thicket communities. A cold water
stream bisects the property on a generally north-south alignment, draining
from areas north of Hardy Road to the Grand River. The floodplain of
the Grand River extends approximately 150 to 180 m into the property.
These natural heritage features are excluded from the proposed
development.
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Figure 3 - Upper Field (Medium Density Block currently zoned "R4A-55".
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Figure 5 - Lower eastern field.

Figure 6 - Trail (adjacent to lower eastern field, looking west).
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Figure 7 - Creek (looking north from ftrail).
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The lands are 299 and 301 Hardy Road each contain single detached
dwellings and their associated accessory structures.

Figure 9 - 301 Hardy Road.

Figure 10 - 299 Hardy Road.
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Surrounding land uses include single detached residences to the north,
east and west, the northwest industrial park to the northwest, and the
Grand River to the south, beyond which is Brant Park Conservation Area.
To the west, is the former TCA aggregate operation, which has recently
been approved for residential and industrial uses. To the east are City
lands (formerly Rizzo lands) which were purchased to facilitate ownership
and continued operation of the S.C. Johnson Trail.

Figure 10 - Aerial Photo of Surrounding Area.
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9.0 Analysis

9.1 Planning Policy Context
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A map identifying the land use designations in the general area of the
subject lands is attached as Appendix A. The City of Brantford Official
Plan designates the lands as follows:

Table 2: Official Plan Policies

Designation

Designated Greenfield Area

Schedule

Schedule ‘1’ Growth Management

Density target of 55 residents and jobs
combined per hectare

Schedule 2’ Designated Greenfield
Area Density and Block Plan Boundaries

Residential and Core Natural Areas
Designation

Schedule ‘3’ Land Use Plan

Residential and Core Natural Areas
Designation

Schedule ‘4’ Designated Greenfield
Area Structure

Core Natural Areas Designation

Schedule ‘6’ Natural Heritage System

Floodway Policy Area

Schedule ‘7-1’ Floodplain

Steep, Oversteep and Toe Slope Areas

Schedule 7-3’ Steep Slopes and
Erosion Hazards

Mineral Aggregate Areas

Schedule ‘9’ Mineral Aggregate
Resource Areas and Petroleum Wells

Area 18

Schedule “10’ Modified Policy Areas

On-Road Bikeway/Trail Network

Off-Road Bikeway/Trail Network

Schedule ‘11’ Bikeways and Trails
Network Plan

Minor Arterial Road

Schedule ‘12’ Road Network

Hardy Road - Proposed Right-of-Way
Width — 36 metres

Schedule ‘13’ Road Allowance
Widenings

Intake Protection Zone 2
(Vulnerability Score 9)

Appendix ‘A-1’ Intake Protection Zones
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The Designated Greenfield Area includes lands that are expected to
contribute to the density targets identified in this Plan to the year 2051. It
includes primarily vacant lands and some lands that have been developed
with urban land uses since 2006.

The Designated Greenfield Area shall be planned to achieve an overall
minimum density of 55 residents and jobs combined per hectare

Lands within the Residential Designation may include a full range of
residential dwelling types, as well as supporting land uses intended to
serve local residents. Uses permitted include residential units in low-rise,
mid-rise and high-rise residential buildings.

The Core Natural Areas Designation also includes a 30 metre buffer from
identified natural heritage features to protect their ecological and
hydrological functions. The permitted uses include conservation uses,
public parks and trails, buildings and structures necessary for public parks
or for flood and erosion control, golf courses, agricultural uses. Municipal
infrastructure projects may also be permitted.

The floodplain includes all lands adjacent to a watercourse that have been
or may be subject to flooding hazards. Development in the Fioodway is to
be limited to public infrastructure, flood control works, and structures
associated with open space uses. Limited open space structures are
permitted to support public recreational use of the lands, however the
structures are to be minimal in scale and simple in design recognizing they
will be subject to inundation and ice damage. All development,
redevelopment and site alteration within the Floodway Policy Area shall be
subject to Site Plan Approval for the purposes of assuring the objectives
and policies of this Plan are implemented and will also be subject to the
approval of the Conservation Authority.

Some development within the erosion hazard area may be permitted
subject to the approval of the Conservation Authority. Proponents of
development shall be required to undertake appropriate studies to
determine setbacks from the designated top of slope line for all buildings
and structures that are subject to approval by the City and Conservation
Authority. Development proposals within and adjacent to steep slopes
shall include a detailed site specific geotechnical assessment to establish
a more precise slope hazard and appropriate setback to the satisfaction of
the City and the Conservation Authority. d. As a condition of development
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9.2

approval, the City will require the application of erosion and siltation
control measures during any proposed construction period.

There is a small portion of the western portion of the property that is
subject to the Mineral Aggregate Resource Area. The identification of this
resource in this Plan does not presume that all lands identified are suitable
for the establishment of new or expansions to existing mineral aggregate
operations.

The subject lands are subject to Modified Policy Area (MPA) 18. These
policies were imposed by the Ontario Municipal Board pursuant to their
decision dated June 16, 2014 regarding File No.: OP-06-04/PZ-12-04/29T-
04505. The MPA 18 stipulates the following:

i. Encroachment of development activities and fill slopes shall not be
permitted into buffer areas;

ii. Road access shall be provided to those portions of MPA 18 in which
development is permitted, to the satisfaction of the City;

iii. A 30 metre buffer width shall be provided from the Provincially
Significant Wetland (PSW), allowing for a reduced buffer widest
adjacent to the street following realignment to avoid encroachment
into the PSW;

iv. A 30 metre buffer width shall be provided from each side of the
coldwater stream except at road crossings; and,

v. If required, an application to amend the Official Plan will be submitted
to modify the development limits.

Planning Evaluation of Official Plan Amendment
Existing Designation: = “Core Natural Areas”

Proposed Designation: “Residential” and Core Natural Areas”
for 299 Hardy Road and “Residential” for
301 Hardy Road

The proposed Official Plan Amendment applies to the lands at 301 Hardy
Road and a small portion at the rear of 299 Hardy Road only. These
lands are currently designated “Core Natural Areas” in the City’s Official
Plan, however when the applications were initially submitted in 2018, they
were subject to the City’s previous Official Plan, which designated them as
“Residential Area Low Density”. The proposed use of the lands at 301



Page 109 of 142

Report No. 2023-15 Page 20
March 9, 2023

9.3

Hardy Road for street townhouse units, and at the rear of 299 Hardy Road
for single detached units requires an Official Plan Amendment to a
Residential designation. A map identifying the proposed land use
designation is attached as Appendix B.

The Official Plan states “where development, redevelopment and/or site
alteration is proposed within the Core Natural Areas Designation, the City
shall require that an Environmental Impact Study be prepared that
demonstrates that there will be no negative impacts on any natural
heritage features, or their ecological and hydrological functions.”

The applicants have submitted an Environmental Impact Study, prepared
by AECOM Canada Ltd., which has indicated that these lands are already
developed with existing residential uses, and the development of these
lands will not have a negative impact on the environmental function of the
area. Based on the above information, Staff supports the Official Plan
Amendment.

Planning Evaluation of Zoning By-Law Amendment

A map identifying the zoning in the general area of the subject lands is
attached as Appendix C. The zoning amendment requests changes to
the zoning at both 277 Hardy Road, and the lands purchased in 2017 at
299 and 301 Hardy Road. A map identifying the proposed zoning is
attached as Appendix D.

9.3.1 277 Hardy Road

The lands located at 277 Hardy Road are currently zoned as
follows:

Existing Zoning: “Holding - Residential Type 1C Zone (H-
R1C)”

“Holding - Residential Medium Density Type
A- Exception 55 Zone (H-R4A-55)"

“Holding — Open Space Restricted Zone (H-
083)”
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Proposed Zoning: “Holding - Residential Type 1C — Exception
26 Zone (H-R1C-26)"

“Holding - Residential Medium Density Type
A- Exception 86 Zone (H-R4A-86)

“Holding - Residential Medium Density Type
B- Exception 30 Zone (H-R4B-30)”

“Holding — Open Space Restricted Zone (H-
083y’

The applicant is requesting to amend the existing provisions to
the “Holding - Residential Type 1C Zone (H-R1C)” to introduce
site specific provisions. They are also requesting to create a
“Holding - Medium Density Type A Exception 86 Zone (H-R4A-
86)” to permit townhouse units, and they are requesting to
change the existing “Holding - Medium Density Type A -
Exception 55 Zone (H-R4A-55)" to “Holding - Residential Medium
Density Type B- Exception 30 Zone (H-R4B-30)” to permit low
rise apartments.

9.3.1.1 “Holding - Residential Type 1C — Exception 26 Zone
(H-R1C-26)”

The requested modifications to the R1C zone include
lot area, lot width, front yard setback, rear yard setback,
and side yard setback.

The proposed site specific provisions and Staff’s
response for the new development proposal are
discussed further and are illustrated in Table 3 below:
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Table 3. Zoning Table for Lands to be Zoned “H-R1C-26".

Zoning
Regulations for Required Proposed Staff Response
R1C Exceptions
Permitted Uses Single- Single-detached | Conforms.
detached dwellings
dwellings
Lot Area 360 m? 325 m? Requires relief.
(Minimum)

Although these lot
sizes are small
than those
required by the
by-law, they are
larger than lots
that have recently
been approved in
the area. The
smaller lot does
not affect all lots
in the proposed
Draft Plan, but
rather those that
are located
between the
private road and
some of the open
space features.
The lot sizes will
be confirmed by
the draft plan
review. Planning

Staff supports the
minimum lot size
of 325 m2.
Lot Width 12.0m 12.0 Conforms.
(Minimum)
Lot Coverage 40% 45% Requires relief.
(Maximum)
New

developments
within the City are
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Zoning
Regulations for Required Proposed Staff Response
R1C Exceptions
no longer
requiring a

maximum lot
coverage, and
instead are relying
on the yard
setbacks to
establish lot
coverage. In this
instance, because
of the
environmental
constraints
surrounding this
development,
Staff supports the
inclusion of a
maximum lot
coverage to
control the
development of
each lot.

Building Height 10.0m 10.0m Conforms.
(Maximum)

Front Yard 6.0m 4.5 m to main bld. | Requires relief.
(Minimum)
6.0 m to garage The applicants
are requesting a
minimum front
yard of 4.5 m,
whereas 6 m is
otherwise
required. Staff has
concerns with this
reduction. The
proposed
developmentis a
condominium
format which
resultsin 8 m
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Zoning

Regulations for Required Proposed Staff Response
R1C Exceptions

private road right-
of-ways, with a
sidewalk on one
side, and no
boulevards. The
zoning By-law
also permits stairs
and porches to
encroach into this
setback. This
leaves little room
for snow storage,
tree planting, and
service
installation. Given
the sensitive
environmental
constraints on this
site, combined
with the reduced
lot area and
increased lot
coverage, staff
does not support
the reduction.

Rear Yard 7.5m 6.0m Requires relief.
(Minimum)
The applicant is
requesting a
minimum rear
yard of 6.0 m,
whereas 7.5 m is
otherwise
required. This is a
standard setback
that has been
approved
throughout the
City, and Staff can
support this
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Zoning
Regulations for Required Proposed Staff Response
R1C Exceptions
request.

Interior Side Yard | 3.0 mand 1.0 1.2 m on each Conforms.
(Minimum) m if no garage | side

1.0 m on each

side if garage

provided
Exterior Side Yard | 3.0 m 3.0m Conforms.
(Minimum)

9.3.1.2 “Holding - Residential Medium Density Type A -

Exception 86 Zone (H-R4A-86)”

The requested modifications to the “H-R4A-Exception
86 Zone” include front yard setback, rear yard setback,
and side yard setback.

The proposed site specific provisions and Staff’s
response for the new development proposal are
discussed further and are illustrated in Table 4 below:

Table 4 - Zoning Table for Lands to be Zoned “H-R4A-86".

Zoning

Regulations for
R4A

Permitted Uses

Required

Double duplex,
fourplex, block
townhouse,
street
townhouse,
retirement
homes, etc.

Proposed
Exceptions

Street townhouse
dwellings

Staff Response

Conforms.

Lot Width

6.0m

6.0 m

Conforms.
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Zoning Proposed
Regulations for Required pos Staff Response
Exceptions
R4A
(Minimum)
Lot Coverage 48% for each 48% Conforms
(Maximum) street townhouse
dwelling on an
individual lot
Building Height 3 storeys 3 storeys Conforms.
(Maximum)
Front Yard 6.0m ' 45mtomainbld. | Requires relief
(Minimum)

6.0 m to garage The applicants
are requesting a
minimum front
yard of 4.5 m,
whereas 6 m is
otherwise
required. Staff has
concerns with this
reduction. The
proposed
development is a
condominium
format which
results in 8 m
private road right-
of-ways, with a
sidewalk on one
side, and no
boulevards. The
zoning By-law
also permits stairs
and porches to
encroach into this
setback. This
leaves little room
for snow storage,
tree planting, and
service
installation. Given
the sensitive
environmental
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Zoning Proposed

Exceptions Staff Response

Regulations for Required
R4A

constraints on this
site, combined
with the reduced
lot area and
increased lot
coverage, staff
does not support
the reduction.

Rear Yard 75m 6.0m Requires relief.
(Minimum)
The applicant is
requesting a
minimum rear
yard of 6.0 m,
whereas 7.5 m is
otherwise
required. This is a
standard setback
that has been
approved
throughout the
City, and Staff can
support this
request.

Interior Side Yard 24m 1.2m Requires relief.
(Minimum)
The applicant is
requesting a
minimum interior
side yard of 1.2
m, whereas 2.4
would otherwise
be required. This
setback would
apply to the
distances
between the end
units of two
adjacent
townhouse
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Zoning
Regulations for Required
R4A

Proposed
Exceptions

Staff Response

blocks. The Fire
Department
requires a
minimum distance
between the ends
of townhouse
units of 3.0m,
therefore the
minimum side
yard that staff
could support
would be 1.5 m.

Exterior Side Yard 3.0m 3.0m Conforms.
(Minimum)

9.3.1.3 “Holding - Residential Medium Density Type B -
Exception 30 Zone (H-R4B-30)”

The requested modifications to the “H-R4B-30 Zone”
are to permit a maximum of 151 units in a low rise
apartment, whereas the current zoning permits only 93
units in a street townhouse format.

The proposed site specific provisions and Staff’s
response for the new development proposal are
discussed further and are illustrated in Table 5 below:

Table 5 - Zoning Table for Lands to be Zoned “H-R4B-30".

Zoning Staff

Regulations for Required Proposed R

R4B Exceptions SopRonSe

Permitted Uses | Double duplex, Apartments Conforms. See
fourplex, block dwellings discussion
townhouse, street below.

townhouse,retirements
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Zoning Staff
Regulations for Required Proposed Resbonse
R4B Exceptions P
homes, etc.
Maximum No maximum Apartment Requires relief.
Number of specified. Maximum is | dwelling units See discussion
Dwelling Units currently based on to a maximum | below
units/area of 151 units

Permitted Uses

The applicant has requested that apartment dwellings
be permitted on this block, rather than the townhouse
units implemented by the Ontario Municipal Board
Decision.

These lands are located in a Greenfield Area in the
Official Plan, and are designated as Residential. The
Official Plan states that growth in Brantford to 2051 will
occur through a combination of intensification within the
Delineated Built-Up Area, and development within the
Designated Greenfield Area.

The Residential designation permits dwelling units in
low-rise (1 to 3 storeys), mid-rise (4 to 6 storeys), and
high-rise buildings (greater than 6 storeys). The
permitted uses and building specifications are regulated
by Zoning By-law 160-90. The existing medium density
block at 277 Hardy Road is currently zoned “Residential
Medium Density Type 4A Zone (R4A)”, which permits a
maximum building height of 3 storeys, in a street
townhouse or block townhouse format. Is does not
permit apartment dwelling units.

The requested “R4B” zoning permits apartment
dwellings, to a maximum building height of 4 storeys.
The Official Plan states that when a site specific Zoning
By-law is under consideration to permit new Mid-Rise
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Residential Buildings, the proposed development must
meet the following criteria, to the satisfaction of the City:

i. Be on a site of suitable size for the proposed
development, and provide adequate landscaping,
amenity features, buffering, on-site parking and
garbage pickup and recycling services;

ii. Be located in proximity to parks, open space and
other community facilities, services and amenities;

iii. Have frontage on a Major/Minor Collector or
Major/Minor Arterial Road; and,

iv. Have convenient access to an existing or planned
public transit stop.

The block meets the minimum requirements for lot area
for an “R4B” parcel based on the number of units
proposed, is located in close proximity to the City’s trail
system, has frontage on an major arterial road, and has
access to a planned public transit stop. Planning staff
supports the apartment use to a maximum building
height of 4 storeys.

Maximum Number of Dwelling Units

The currently zoning permits a maximum of 93 units in
the form of townhouse units, as implemented by the
OMB decision. As noted above, the lands are located in
a Greenfield Area as identified by the City’s Official
Plan, and are planned to achieve an overall minimum
density of 55 residents and jobs combined per hectare.
This block has a developable area of approximately
2.46 hectares, which would result in a recommended
maximum density of approximately 136 residents and
jobs for the block. However, based on the 93 units
permitted by the OMB, the permitted density for this
block is 95.5 residents and jobs per hectare.

The Official Plan states that density is measured over
the entire Greenfield Area, and the balance of the lands
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are providing lower than the recommended density
because of predominantly single-detached units,
therefore some flexibility is expected. The Official Plan
also recognizes that some areas within Brantford’s
Designated Greenfield Area were already developed at
lower densities than the target of 52 residents and jobs
combined per hectare, prior to the approval of this Plan.
As such, and in order to achieve the overall minimum
density target for the entire Designated Greenfield Area
by 2051, higher density targets are required within
specific areas.

When calculating density, apartment units are not
expected to house as many residents as townhouse
dwellings, therefore 151 apartment units result in a
density of approximately 96 residents and jobs per
hectare. This is slightly higher than the residents and
jobs per hectare which would be accommodated by the
93 townhouse units. Staff is therefore able to support
the maximum requested apartment units of 151.

9.3.2 299 Hardy Road
Existing Zoning: “Holding — Residential Type 1B Zone (H-R1B)”
Proposed Zoning: “Holding — Residential Type 1B Zone (H-R1B)”

“Holding — Residential Type 1C - Exception 26
Zone (H-R1C-26)"

A small portion of the rear of 299 Hardy Road will form part of the
condominium development. The applicant is requesting that this
portion be rezoned to “Holding - Residential Type 1C - Exception
26 Zone (H-R1C-26)" to align with the zoning on the condominium
lands. The balance of the lands where the existing dwelling is to
be retained will remain zoned “Holding — Residential Type 1B
Zone (H-R1B)".
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9.3.3 301 Hardy Road

Existing Zoning: “Holding — Residential Type 1B Zone (H-R1B)”

Proposed Zoning: “Holding - Residential Medium Density Type A-
Exception 86 Zone (H-R4A-86)"

The lands at 301 Hardy Road will form part of the condominium
development, and will contain street townhouse units. The
applicant is requesting that the lands be rezoned to “Holding -
Residential Medium Density Type A- Exception 86 Zone (H-R4A-
86)" to permit the construction of street townhouse units, fronting
onto the private condominium road. This is the same zoning that
is being requested for the street townhouses located on the lands
at 277 Hardy Road. The considerations for this zoning are
discussed above in Section 8.3.1.2, and will apply to these lands
as well.

9.4 Development Considerations

9.4.1

Environmental Impact Assessment

The applicant submitted an Environment Impact Assessment
prepared by AECOM Canada Lid., dated January 2018, along
with supplementary information supplied in 2019. This was in
addition to extensive environmental information reviewed through
the Ontario Municipal Board hearing. The report included an
evaluation of the lands located at 299 and 301 Hardy Road, since
these lands were not included in the original hearing.

The report concludes that the Proposed Draft Plan of Vacant
Land Condominium will result in the protection of all significant
natural heritage features, provide buffers to mitigate potential
impacts on adjacent lands, implement engineering best
management practices to protect fish habitat and wetlands,
restore habitat, and promote landowner awareness and
stewardship. The Grand River Conservation Authority has
reviewed the EIS, concurs with its findings, and has provided
conditions for the Draft Plan of Vacant Land Condominium
approval.
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9.4.2 Cultural Heritage

The applicant submitted an Archaeological Report prepared by
Timmens Martelle Heritage Consultants Inc., dated October 2009.
The report was considered by the Ontario Municipal Board during
the previous hearing for the subject lands. Archeological work on
the Sifton property and in the northwest part of the City identified
a number of significant archeological features. The Sifton property
contains three pre-contact archeological sites located above the
Grand River floodplain. The Board heard that these sites were
excavated as part of a phase 4 archeological investigations in
2004 and artifacts were sent to the University of Western Ontario
for long—term curation. The Ministry of Tourism, Culture and Sport
issued a letter in 2004 indicating that it is not necessary to impose
conditions on development or to curtail agricultural use of the
property because of these sites.

The 2009 report recommends that the Hardy Road site of
Davisville including a 10m buffer around the site perimeter be
protected and preserved from development. The report also
recommends that this site be kept within the environmentally
protected areas. The OMB decision states “The Hardy Road site
is included in a park block with a 10 m buffer established around it
and Sifton proposes fo dedicate it to the City”.

The Conditions of Draft Plan of Vacant Land Condominium
approval that were before the OMB contained a Condition that
stated the following: That the Owner shall prepare an
Archaeological plan for protection of all significant archaeological
sites on the subject lands, as well as adjacent lands south of the
subject lands that abut the Grand River, and agree to carry out all
recommendations of that Study, prior to the Final Approval of the
Plan, to the satisfaction of the Ministry of Tourism, Culture, and
Sport.

The conditions of Draft Plan of Vacant Land Condominium
Approval will include the requirement for archaeological
clearances.
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9.4.3 Air Quality

An Air Quality Compatibility Review was conducted by Novus
Environmental in 2018. The focus of the assessment was the
impact from nearby industrial facilities on the proposed residential
development. The report concluded that no odours from any
nearby industries were detected onsite, and the proposal would
therefore be compatible with surrounding land uses.

9.4.4 Noise Assessment

An Environmental Noise Assessment was conducted by Novus
Environmental in 2018. The focus of the assessment was the
potential for transportation noises from Hardy Road, and the
stationary noise impacts from surrounding industrial facilities on
the proposed residential development.

With respect to road noise, the assessment revealed that higher
than acceptable noise levels will be experienced at the dwellings
immediately adjacent to Hardy Road. As a result a noise barrier
is required or site plan modifications are required. An alternative
to the construction of a noise barrier would be to increase the
setback from Hardy Road to 30 m.

The report also concludes that the development should have
forced air heating with future provisions for the installation of
central air conditioning, plus warning clauses for a number of
townhouses and single detached dwellings. These controls will be
implemented through the Draft Plan of Vacant Land
Condominium process, and an addendum to the noise
assessment will be required at that time. This will be further
addressed through a condition of draft plan approval.

With respect to stationary noise from surrounding industrial uses,
the projected sounds levels are predicted to be below the
applicable guideline limits, and no additional noise control
measures are required.
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9.4.5 Holding Provision

In accordance with Section 9.7(a)(iv) of the Official Plan, Staff
recommends that a Holding provision (“H") be applied to the
subject lands to ensure that the City’s requirements are satisfied
before the development can proceed. Staff recommends that the
Holding provision “H” not be removed until the applicant has
provided the following:

a. THAT the Draft Plan of Vacant Land Condominium is
approved and the draft plan is finalized and an agreement
entered into; and,

b. Clearance from the Ministry of Natural Resources and
Forestry (MNRF) that the legislative requirements of the
Endangered Species Act (ESA) have been appropriately
addressed which may include, but may not be limited to, the
issuance of an authorization under the ESA from the MNRF,
or the applicant demonstrating to the satisfaction of the
MNREF that species at risk will not be impacted by the
proposed development; and

c. Required condominium and/or development agreements
with the City have been entered into to address, among
other matters, the operation and maintenance of the
sanitary pumping station and forcemain, and stormwater
management system; and

9.4.6 Draft Plan of Vacant Land Condominium

Vacant Land Condominiums include condominium units (similar
to a lot in a registered plan of subdivision) and common element
areas. The common element areas are proposed to include the
private roadway including the visitor parking areas, the
landscaped open spaces, amenity areas, and a private sanitary
pumping station. Vacant Land Condominiums have extensive
conditions applied to them, and therefore are not required to go
through the Site Plan Control Process, as the Draft Plan
Conditions are similar to a subdivision process. In this instance
the Ontario Municipal Board considered the development of this
property, and although ultimately did not approve Draft Plan of
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Subdivision due to technical issues, they had considered Draft
Plan of Subdivision conditions through their deliberations.

The common elements will be owned and maintained by a future
condominium corporation, including snow removal, servicing and
landscaping. All units are ‘tied’ to the common elements and are
subject to monthly fees related to on-going maintenance as with
other more typical condominium developments.

As per the Condominium Act, the condominium corporation will
be required to budget for and manage a capital reserve fund to
cover the ongoing maintenance, operation and lifecycle
replacement of the shared common element facilities. For the
proposed Vacant Land Condominium, the condominium units will
function as the private, conveyable parcels of land on which the
single detached dwellings and street townhouse units will be
constructed. All buildings, including the interior and exterior
features on the units will be owned and maintained by the
individual unit owners and do not form part of the condominium.

The consideration of the approval conditions for the Draft Plan of
Vacant Land Condominium will be brought forward at a later
Council hearing. There are still technical considerations regarding
the design of the condominium that need to be addressed before
the Draft Plan conditions can be finalized.

9.4.7 Summary of Consultation

Summary of relevant consultation under the Planning Act is
provided below:

Table 6 - Summary of Consultation

Department/Agency Comment Staff Response
e Brantford Police No comments received Comments and
Service or no concerns noted. conditions to be
addressed through the
e Grandbridge Energy Draft Plan of Vacant

Land Condominium.
Housing Dept.

Hydro One
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Department/Agency Comment Staff Response

o Public Works —
Operations Dept.

o Rogers
e Transit
e Bell Standard comments Comments to be
provided addressed as part of the
e Brant County Health Draft Plan of Vacant
Unit Land Condominium.
conditions.
e Canada Post
e Enbridge
Accessibility No comments on Zoning | Comments to be
File, but site plan addressed as part of the
comments provided. Draft Plan of Vacant
Land Condominium
conditions.
Building Dept. e Block 145 —Block The applicant has

Townhouse Dwelling | applied for site specific
is not a permitted use | provisions to permit

in R1C zone. | don't | these uses.

have any comments
at this time as there
are no development
regulation for this use
in R1C Zone.

o Block 147 — 151 unit
Apartment Dwelling is
not a permitted use in
R4A-55 zone. | don’t
have any comments
at this time as there
are no development
regulation for this use
in R4A-55 Zone.

e Most Single
Detached Dwelling
Lots in R1C and R1B
zones are not in




Page 127 of 142

compliance with
minimum lot width
and lot area
requirements for the
respective zone.

Report No. 2023-15 Page 38
March 9, 2023
Department/Agency Comment Staff Response

Development
Engineering

There are a number of
technical comments
relating to servicing, etc.,
which will need be
addressed as part of a
future site plan and
condominium
applications.

Planning Staff are
recommending a Holding
Provision be applied to
the site to allow all
engineering concerns
and study requirements
to be addressed
appropriately through the
conditions of Draft Plan
of Vacant Land
Condominium approval.

Environmental Services

No objections to the
zoning amendment, but
comments were made
pertaining to modelling of
the services. All technical
comments will need to be
addressed as part of the
Site Plan application.

Comments and
conditions to be
addressed through the
Draft Plan of Vacant
Land Condominium.

Fire

Due to the current
locations of the our fire
stations and response
times to this area; and
similar to the
recommendation made
for the residential
component of the TCA
property, the Brantford
Fire Department would
strongly recommend fire
sprinkler systems
conforming to the
requirements of NFPA 13
be installed in all
residential dwellings on
the proposed
development.

Planning Staff are
recommending a Holding
Provision be applied to
the site to allow all Fire
Department concerns
and study requirements
to be addressed
appropriately through the
conditions of Draft Plan
of Vacant Land
Condominium approval.
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Department/Agency Comment - Staff Response

Grand River Grand River The GRCA has provided
Conservation Authority Conservation Authority conditions of Draft Plan
(GRCA) staff have of Vacant Land
recently received and Condominium approval.

reviewed the Sifton
Propeorties Limited
Stormwater Management
Report 277 Hardy Road
— Site Plan Development
by AECOM dated
November 2021. This
report has consolidated
the information
previously requested by

the GRCA and we are
satisfied it addressed our
comments,

Long Range Planning Staff are supportive of in | Comments have been
situ protection of discussed in this report
archaeological or will need to be

resources. A copy of an addressed through the
avoidance and protection | conditions of Draft Plan
strategy, prepared in of Vacant Land
accordance with Condominium approval.
Provincial Standards and
Guidelines, must be
provided to the City prior
1o site alteration in the
vicinity of in situ
archaeological
resources.

Once development is
completed, Staff require
confirmation that
archaeological resources
have been conserved in
accordance with the
adopted avoidance and
protection strategy, or
other means in
compliance with
Provincial Standards and
Guidelines.

Parks and Rec Dept. No comments on the Comments and
official plan amendment | conditions to be
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Department/Agency

Comment

or rezoning

Staff Response

addressed through the
Draft Plan of Vacant
Land Condominium
approval.

Source Water

Can the applicant
complete the Restricted
Land Use Declaration
Form for this
development
application? The
property is located in
intake Protection Zone
(IPZ-2).

The Restricted Land Use
Declaration Form has
been provided to
applicant for completion,
and will be required as a
condition of Draft Plan of
Vacant Land
Condominium.

Ministry of Environment,
Conservation and Parks
(responsibility was
formerly Ministry of
Natural Resources up
until April 1, 2019)

No comments on the
official plan amendment
or rezoning

Planning Staff are
recommending a Holding
Provision be applied to
the site. The
requirements of the
Ministry are to be
addressed through the
conditions of Draft Plan
of Vacant Land
Condominium approval
(in accordance with
conditions imposed by
the OMB decision).

Transportation

The Draft Plan and unit
count is consistent with
these comments and the
TIS is considered
approved.

Transportation supports
the Block 183
Emergency Access
Route and notes the
proposed bollard design
should be removable or a
knock-down design, and
per EMS/Fire standards.

Since the internal roads
will be private,
Transportation has no

Comments and
conditions to be
addressed through the
Draft Plan of Vacant
Land Condominium.
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Department/Agency

Comment

comment on
maneuverability since it
won’t negatively affect
the municipal right-of-
way and appears to be
sufficient in width to
accommodate a fire-
route. Environmental
Services should
comment on waste
collection.

At the site plan stage we
will require 5m x 5m
visibility triangles at the
accesses to Hardy Road,
and private driveways
will be required to be set-
back a minimum of 6m
from the property line to
ensure they do not
negatively affect
maneuvers into the site.

Staff Response

Six Nations of the Grand
River

Table 5: Grand River Notification Agreement

Comment

No comments have been
received from Six
Nations.

They have been provided
with the Archaeological
Studies and the
Environmental Impact
Assessment.

Staff Response

The applicant has
consulted with Six
Nations staff in relation to
the open space lands.
The Planning
Department followed up
with Six Nations and has
not received any further
comments at this time
pertaining to the official
plan or zoning by-law
amendment application.

Mississaugas of the
Credit First Nation

No comments or
concerns noted.

In accordance with the
Grand River Notification
Agreement, a copy of the
Archaeological Report
will be circulated as part
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Staff Response

of any future site plan
applications.

Table 6: Public Comments

Environmental

Comment

Concern with road salt,
pool chemicals, lawn
chemicals, spills and
effects on existing wells
in the area.

Staff Response

These items were all
raised through the
Ontario Municipal Board
Hearing. Staff will
review these items as
part of the Conditions of
Draft Plan of Vacant
Land Condominium to
ensure the
environmental protection
measures are in place.

Traffic

» Comments were made
regarding the volume of
traffic.

¢ Opposed to roads
being private, rather
than public

s Congestion on Hardy
Road when the railway
arms are down at Paris
Road/Hardy Road.

e How will emergency
services get to the area
of there is a train
crossing.

e Concerns with the
accuracy of the data
produced by Paradigm
Engineering

A Traffic Impact Study
was submitted as part
of the development
proposal. No concerns
were raised regarding
the volume of traffic.
Some improvements to
the local road network
will be required, and
this is to be included as
Conditions of Draft Plan
of Vacant Land
Condominium approval.
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10.0

11.0

12.0

Financial Implications

There are no direct municipal financial implications respecting the Official Plan
Amendment and Zoning By-law Amendment applications.

Climate and Environmental Implications

No negative climate or environmental impacts are anticipated as a result of this
application. In areas where intensification is supported and encouraged in the
Official Plan and Zoning Bylaw, a land calculation is generally provided for
applications requesting an increase in density. In this instance, a calculation
was not provided, as the goal here is not to maximize the density of the site,
given the environmental constraints of the property. The previous Ontario
Municipal Board Hearing provided extensive review of environmental conditions
and provided direction on implementing protective measures on this site.

The requested Official Plan Amendment and Zoning changes will create a more
compact urban form, while still providing the protection measures as required by
the OMB. This is reflected in the buffers that are required to protect the sensitive
environmental features. In accordance with the sustainable development
provisions of the Official Plan, the proposed development contributes to creating
complete, healthy, walkable, transit-supportive, cycling and pedestrian-friendly
communities.

Conclusion

These applications are requested to amend the Official Plan and Zoning By-law
160-90 to facilitate the redevelopment of lands for a Draft Plan of Vacant Land
Condominium within a Greenfield Area of the City of Brantford on a site which is
currently underutilized. This development is consistent with the policies in the
Official Plan, the Provincial Policy Statement, and the Growth Plan, as the
proposed development will facilitate the intensification of lands and will assist in
meeting the minimum intensification and density targets in the Growth Plan. The
proposed Zoning By-law Amendment will facilitate the development and will help
to ensure that a specific built form is achieved, while addressing all other
technical matters. The proposed zoning by-law amendment is consistent with
the PPS, and in conformity with the Growth Plan and Official Plan. Based on
these considerations, Planning Staff is of the opinion that the applications for
Official Plan and Zoning By-law Amendment are appropriate and represents
good planning.
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A //VQ%,Z{QJ/4

Nicole Wilmot, MCIP, RPP
Chief Planner/Director of Planning and Development Services

Prepared By:

Karen Pongracz, MCIP, RPP, Senior Planner
Joe Muto, MCIP, RPP, Manager of Development Planning

Appendix A — Official Plan Designation
Appendix B — Proposed Official Plan Amendment
Appendix C — Zoning By-law 160-90

In adopting this report, is a by-law or agreement required? If so, it should be referenced in the
recommendation section.

By-law required [x]yes []no
Agreement(s) or other documents to be signed by Mayor and/or City Clerk [lyes [x]no

Is the necessary by-law or agreement being sent concurrently to Council? [x]yes []Ino



Page 134 of 142

Report No. 2023-15 Page 45
March 9, 2023

Appendix A — Existing Official Plan Designation

OFFICIAL PLAN EXCERPT MAP
PZ-15-18 & OP-04-18 & 29CD-18503
277, 299 and 301 Hardy Road
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Appendix B — Proposed Official Plan Amendment

THIS IS SCHEDULE 'B' TO OFFICIAL PLAN

Bm AMENDMENT No. &

Legend

V4 Aeasubject to Amendment Thisis Schedule 'B'ToBylawNo.

e Passed the day of 2022.
From Core Natural Areas to Neighbourhoods

SCHEDULE 3

From Core Natural Areas Designation to

Residential Designation MAYOR
SCHEDULE 6
Natural Hirltage System SIERR
SCHE':)TJTS;ES W SRR This is “Map 1" of Amendment No. 6 to the City of
: Brantford Official Plan, to amend Schedules 1, 3,6 and 9
Mineral Aggregate
Removes from SCHEDULE Note: This schedule forms part of Amendment No. 6

to the Official Plan for the City of Brantford and must

Scale: NT5. File Number({s): OP-04-18
be read in conjunction with the written text.

ey

&
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Appendix C — Existing Zoning By-law 160-90

ZONING BY-LAW

PZ-15-18 & OP-04-18 & 29CD-18503
277, 299 and 301 Hardy Road

:é LANR-10 M2 \
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I | H-R4A-55
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H-M2-12 os:yl e A% %
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H-M2-54 Y H-R1C i
Il 1 0s3
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LEGEND

[:_'_1; Subject Properties

- H HOLDING PROVISION
EXISTING ZONING (Bylaw 160-90) -3 Exception Number

== 7ONE BOUNDARY
RE RESIDENTIAL ESTATE ;

R1B RESIDENTIAL Type 1B (15 metre) _fA

R1C RESIDENTIAL Type 1C (12 metre)

R4A RESIDENTIAL MEDIUM DENSITY Type A 0 150 300 600 Metres
M2 GENERAL INDUSTRIAL L

0S1 OPEN SPACE Type 1

0S3 OPEN SPACE RESTRICTED




City of Brantford Draft Zoning By-law (November 2023) PDF2

To: Joshua Schram

Cc: Nicole Wilmot

Subject: Bylaw review

Date: Friday, January 12, 2024 7:03:43 PM
Attachments: FITC including Land Locked Property.pdf

Memo to CB re Valley setbacks Nov 23.docx
20240110 112810.jpg
20240110 112925.ipg
20240110 112945.ipg
20240110 113155.ipg
20240110 113213.ipg
20240110 113234.ipg
20240110 113321.jpg
20240110 113708.jpq

Josh;
Further to our discussion, | wanted to summarize my comments:

1) New Forest Map C6

As you mentioned this map was likely created by your consultant in 2014. It certainly does
not reflect the New Forest as it is today. Over the past 10 years, with the help of City staff
and the community, the area has been naturalized through the planting of native trees and
shrubs

An outline provided by Parks & Rec staff in 2016 better represents the areas that have been
naturalized (light blue line)

As an aside, | mentioned that the area to the west of the New Forest property has recently
been under construction by the City to rebuild a non functioning storm water pond. The plan
is to plant the area around the pond this spring. Eventually, it would be desirable to have this
pond and the area included in the New Forest boundaries. It certainly will end up being a
natural area.

2) Setbacks for Valleys

Through the Brant Waterways Foundation | met John Hall (former Coordinator, Hamilton Harbour
Remedial Action Plan, City of Hamilton). He shred his knowledge from his work with other
municipalities. (attached)

The basic premiss, is that the valley does not stop at the top of the hill, it extends a minimum of 6
metres beyond the rise. This setback has been adopted by some jurisdictions. This setback is in place
regardless of and E.A.

Currently at the New Forest, there is no setback. Fences and parking lots come right up to the edge
of the valley. This does not afford appropriate environmental protection and should not be
happening in the future.

3) Setbacks for Streams and Creeks

Streams and Creeks need naturalized setbacks for the protection of wildlife in them.

This is regardless of whether the stream obtains the designation natural core area or not.

There have been two significant spills to my knowledge that have entered the streams that feed the
New Forest core natural area. Of course with no setbacks whatsoever small amounts of
contamination could be leaching in on an ongoing basis. The creeks in the New Forest flow to
Fairchild Creek and eventually the Grand River.

These streams are a source of wildlife and unfortunately during the last spill, a blue heron was


mailto:JSchram@brantford.ca
mailto:NWilmot@brantford.ca









Memo to:	Chuck Beach



Regarding:	Valley Land Setbacks



From:		John D. Hall



Date:		November 18th, 2023



______________________________________________________________________________



Introduction:  



Setbacks from valley lands are utilized by many municipalities in Ontario.  Often they define the limit between protected natural areas and the extent of adjacent development.  In some cases they define the limits to which buildings and adjacent infrastructure should be sited.  In many situations, both setbacks for defining lands to be developed and construction limits are used together to ensure protection for the natural areas and the sustainability of adjacent development.



Here are some examples from the Region of Halton and Region of Waterloo.



Region of Halton:



In about 1980 the Town of Oakville undertook a major urban expansion creating what is the “Genstar” Glen Abby Community.  In creating criteria for this expansion Oakville involved the development community, Halton Region (HR), Conservation Halton (CH) and Oakville’ staff and council.  Setbacks from the major valley’s of Sixteen Mile and Bronte Creeks were established at 15 metres from the geographic top of bank.  The minor creek valleys of other creeks were established at 7.5 metres.  These setbacks recognized the valley lands as ecological entities and generally followed the limit of agricultural tillage on the adjacent farm land that was being redeveloped for urban use.



Conservation Halton and the Region of Halton along with Halton’s local municipalities for the most part adopted this criteria for “green field” development.  



Conservation Halton for its part through its “fill, construction and alteration to watercourse” regulations adopted these setback criteria for use when providing input for municipal land use planning.



The Region of Halton (along with the Region of Waterloo) was one of the first municipalities to carry out environmental planning and defined “Environmentally Sensitive Areas”.  Halton’s planning has progressed over the years to include in their official plan a “Natural Heritage System (NHS)”.  As stated in the Halton Official Plan “The NHS is a systems approach to protecting and enhancing natural features … on the basis of the following components



… d)



E) significant valley lands”



Note … This section of the Halton Official Plan is long and comprehensive.



Further on in this section of the Halton Official Plan it states



“201 The Region will in conjunction with the Local Municipalities ensure consideration is given to the acquisition of the critical parts of the Regional Heritage System through the development approval process as permitted by legislation.”



It is normal for the valley lands to be given to the local municipalities for a nominal amount ( 1 dollar) as this land is not developable and of no value to the developer.  In the Oakville Official Plan it states under implementation 4.1.3 “Oakville won’t accept as parkland dedication valley lands …”. Oakville does secure ownership as a land dedication for a nominal amount.



Oakville in its latest planning for its Northeast Community identifies a “Natural Heritage and Open Space System”.  It should be noted, that this is a comprehensive system which includes not only environmental features but also linkages between those features.



Region of Waterloo:



Chapter 7 of the Official Plan for the Region of Waterloo includes a “Greenlands Network” which includes “… environmental features and linkages among them…” An “Overall Goal” states “Work with the Province, Area Municipalities, the Grand River Conservation Authority and private landowners to maintain, enhance and restore a comprehensive “Greenlands Network within the Region.”  



Note: a Technical Appendix for Landscape Level Systems and Core Environmental Features complements the Official Plan.  



Landscape Level Systems include:



Environmentally Sensitive Landscapes

Significant Valleys

Regional Recharge Areas

Provincial Greenbelt Heritage System



The Region of Waterloo’s Official Plan’s chapter on Greenlands Network is very lengthly and comprehensive.  In section 7.1.10 “Area Municipalities are encouraged to secure ownership of elements of the Greenlands Network and to prepare management plans … to restore ecological functions.”



In recent planning for Woolwich Township in the Region of Waterloo a draft sub watershed report “East Side Lands (Stage 2) contains:



6.0 Natural Heritage Strategy



Figure 6-1 lists a recommended setback of 15 metres from the top of bank of a significant valley.



Some Relevant Policy and Guideline Documents



Natural Heritage Reference Manual (OMNR 2010)

Greenland Network Implementation Guidelines;  Guidelines for Determining Buffers Around Environmental Features (Region of Waterloo 2010)

How Much Habitat Is Enough (Environment Canada 2004)




Conclusion:



I have provided two examples of progressive setbacks used by municipalities in the Regions of Halon and Waterloo over the past three decades.  In simple terms as a guideline:

15 metres from a stable top of bank for major valleys and;

7.5 metres from a stable top of bank for minor valleys.



Recommendation:



The City of Brantford and the County of Brant are embarking on new development along the valleys of the Grand River and its tributaries.  A consistent approach to setbacks, the disposition of none developable valley lands and the long term role of the municipalities in the enhancement of natural landscapes would be a great step forward in providing a natural system along the Grand River.  One good starting place would be the revisiting, updating and expanding Brantford’s Waterfront Plan.







I hope this information is of assistance.  If you need  a more comprehensive report I am happy to provide the names of some currently practicing planners who could conduct any research required.
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fishing in one of the effected creeks.

Currently, there are no setbacks whatsoever from the banks of these streams. Parking lots exist
right up to the banks of the streams and in some cased buildings and storage tanks are within
metres of the streams. This should not be acceptable in today’s planning. | really question how this
could happened in the first place. Moving forward, there should be prescribed setbacks, so there is
not doubt about sufficient protection. E.A’s are open to interpretation. Subscribed setbacks are not.
Please see attached photos of the current situation. Minimum setbacks of 30 meters should be put
in place.

Let me know if you have any questions

Chuck Beach
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Memo to: Chuck Beach
Regarding: Valley Land Setbacks
From: John D. Hall

Date: November 18th, 2023

Introduction:

Setbacks from valley lands are utilized by many municipalities in Ontario. Often they define the limit

between protected natural areas and the extent of adjacent development. In some cases they define the
limits to which buildings and adjacent infrastructure should be sited. In many situations, both setbacks
for defining lands to be developed and construction limits are used together to ensure protection for the
natural areas and the sustainability of adjacent development.

Here are some examples from the Region of Halton and Region of Waterloo.
Region of Halton:

In about 1980 the Town of Oakville undertook a major urban expansion creating what is the “Genstar”
Glen Abby Community. In creating criteria for this expansion Oakville involved the development
community, Halton Region (HR), Conservation Halton (CH) and Oakville’ staff and council. Setbacks
from the major valley’s of Sixteen Mile and Bronte Creeks were established at 15 metres from the
geographic top of bank. The minor creek valleys of other creeks were established at 7.5 metres. These
setbacks recognized the valley lands as ecological entities and generally followed the limit of agricultural
tillage on the adjacent farm land that was being redeveloped for urban use.

Conservation Halton and the Region of Halton along with Halton’s local municipalities for the most part
adopted this criteria for “green field” development.

Conservation Halton for its part through its “fill, construction and alteration to watercourse” regulations
adopted these setback criteria for use when providing input for municipal land use planning.

The Region of Halton (along with the Region of Waterloo) was one of the first municipalities to carry out
environmental planning and defined “Environmentally Sensitive Areas”. Halton’s planning has
progressed over the years to include in their official plan a “Natural Heritage System (NHS)”. As stated
in the Halton Official Plan “The NHS is a systems approach to protecting and enhancing natural features
... on the basis of the following components

A) ...d)

E) significant valley lands”

Note ... This section of the Halton Official Plan is long and comprehensive.

Further on in this section of the Halton Official Plan it states



“201 The Region will in conjunction with the Local Municipalities ensure consideration is given to the
acquisition of the critical parts of the Regional Heritage System through the development approval
process as permitted by legislation.”

It is normal for the valley lands to be given to the local municipalities for a nominal amount ( 1 dollar) as
this land is not developable and of no value to the developer. In the Oakville Official Plan it states under
implementation 4.1.3 “Oakville won’t accept as parkland dedication valley lands ...”. Oakville does
secure ownership as a land dedication for a nominal amount.

Oakville in its latest planning for its Northeast Community identifies a “Natural Heritage and Open Space
System”. It should be noted, that this is a comprehensive system which includes not only environmental
features but also linkages between those features.

Region of Waterloo:

Chapter 7 of the Official Plan for the Region of Waterloo includes a “Greenlands Network” which
includes “... environmental features and linkages among them...” An “Overall Goal” states “Work with
the Province, Area Municipalities, the Grand River Conservation Authority and private landowners to
maintain, enhance and restore a comprehensive “Greenlands Network within the Region.”

Note: a Technical Appendix for Landscape Level Systems and Core Environmental Features
complements the Official Plan.

Landscape Level Systems include:

A) Environmentally Sensitive Landscapes

B) Significant Valleys

C) Regional Recharge Areas

D) Provincial Greenbelt Heritage System

The Region of Waterloo’s Official Plan’s chapter on Greenlands Network is very lengthly and
comprehensive. In section 7.1.10 “Area Municipalities are encouraged to secure ownership of elements
of the Greenlands Network and to prepare management plans ... to restore ecological functions.”

In recent planning for Woolwich Township in the Region of Waterloo a draft sub watershed report “East
Side Lands (Stage 2) contains:

6.0 Natural Heritage Strategy

Figure 6-1 lists a recommended setback of 15 metres from the top of bank of a significant valley.
Some Relevant Policy and Guideline Documents

Natural Heritage Reference Manual (OMNR 2010)

Greenland Network Implementation Guidelines; Guidelines for Determining Buffers Around

Environmental Features (Region of Waterloo 2010)
How Much Habitat Is Enough (Environment Canada 2004)

Conclusion:



I have provided two examples of progressive setbacks used by municipalities in the Regions of Halon and
Waterloo over the past three decades. In simple terms as a guideline:

15 metres from a stable top of bank for major valleys and;

7.5 metres from a stable top of bank for minor valleys.

Recommendation:

The City of Brantford and the County of Brant are embarking on new development along the valleys of
the Grand River and its tributaries. A consistent approach to setbacks, the disposition of none
developable valley lands and the long term role of the municipalities in the enhancement of natural
landscapes would be a great step forward in providing a natural system along the Grand River. One good
starting place would be the revisiting, updating and expanding Brantford’s Waterfront Plan.

I hope this information is of assistance. If you need a more comprehensive report | am happy to provide
the names of some currently practicing planners who could conduct any research required.
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Mr. Joshua Schram, MA, MCIP, RPP Arcadis Professional Services (Canada) Inc.
Senior Planner, Long Range Planning 410 Albert Street

City of Brantford Suite 101

Planning and Development Services Waterloo, Ontario N2L 3V3

City Hall, 100 Wellington Square Canada

Brantford, ON N3T 2M2 Phone: 519 585 2255

www.arcadis.com

Date: January 18, 2024

Our Ref: 125609

Subject: Samarlin Homes
Proposed City of Brantford New Zoning By-Law (November, 2023)
155 Y2 and 1591 Terrace Hill Street, Brantford

Dear Mr. Schram,

Please accept these comments prepared on behalf of Samarlin Homes as they relate to the Proposed City of
Brantford new Zoning By-Law (November, 2023).

Our client participated within the Official Plan review and were satisfied with the land use and policy direction of
the Official Plan as it relates to their lands.

Approved Zoning By-Law

The approved Zoning By-Law zones the lands on Schedule ‘A’ Map F-9 as Residential Conversion Zone ‘RC’.
The proposed development is for townhouse residential and given the property configuration and the permitted
uses of the ‘RC’ zone (Section 7.8.1) would require a Zoning By-Law Amendment.

Proposed Development

As you may be aware, our client has been working with the city for the development of their lands and have
completed Pre-submission Consultation for the development of townhouse dwellings. Since the Pre-submission
Consultation, based on the comments received, they have been exploring alternative infill designs to address the
housing need, better utilize the property configuration and to address compatibility with the surrounding
neighbourhood. Their proposed infill development utilizes two properties where the parcel fabric is in a key-hole
design (limited street frontage and a large redevelopment area to the rear) and which are like other properties
located within the neighbourhood.

Proposed Zoning By-Law

The proposed Zoning By-Law zones the lands on Schedule ‘A’ Map D4 as ‘NLR (F9, A270, C40)’. Section 7.4
Existing Neighbourhood Low-Rise (NLR) within Section 7.4.1 Table 31 for residential land uses only Single
Detached dwelling and Semi-detached dwelling are permitted.

Based on the proposed Zoning By-Law, the proposed development would be considered as ‘Dwelling, Block
Townhouse’ as defined within Section 4.73 or ‘Dwelling, Stacked Townhouse’ as defined within Section 4.78
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Mr. Joshua Schram, MA, MCIP, RPP
City of Brantford
January 18, 2024

depending on which development concept they proceed with. Therefore, a Zoning By-Law Amendment would be
required.

Implementation of the Approved City of Brantford Official Plan

Within the explanatory information of the proposed new Zoning By-Law on the City website, it states:

“The City of Brantford New Zoning By-Law will establish a new Zoning By-Law for the city of Brantford
that is in conformity with the City’s Official Plan- Envisioning Our City:2052. Provincial policies and
emerging best practices.”

Given the intent to implement the approved Official Plan, then guidance is provided through the policies as to
what the permitted land uses should be provided within each residential zoning category. The approved Official
Plan designates the property on Schedule 3 - Land Use Plan as Residential Designation. Official Plan Policy
(Policies for Low-Rise Residential Buildings) 5.2.1.c. i, permits Single detached, semi-detached, duplex, and
triplex dwellings and ii permits townhouse dwellings.

Policy 4.3.c.iii states:

“Intensification opportunities within the Neighbourhoods that are also within the Delineated Built-up Area may be
limited, while those areas continue to evolve. Their contribution to the intensification target will be primarily
compatible infill development on vacant lots and underutilized lands, the adaptive reuse or expansion of existing
buildings, and the establishment of additional residential units in existing homes and accessory buildings;” and

Policy 5.1.b. states:

“Compatible development is development that respects or enhances the character of the community, without
causing any undue, adverse impacts on adjacent properties. Compatible development is not necessarily the same
as, or even similar to existing development in the vicinity.”

Recommendation:

It is our opinion that given the intent of the Zoning By-Law is to implement the approved Official Plan that the
proposed Zoning By-Law to address conformity must also include as a permitted use within the Existing
Neighbourhood Low-Rise (NLR) the land use of Dwelling, Townhouse. It is acknowledged that the property is
located within the Designated Built-up Area, that this is primarily a vacant lot (two unused buildings exist), thus
would qualify as an infill development and for the consideration of townhouse residential which is clearly permitted
within the Official Plan. Therefore, with this modification a Zoning By-Law Amendment may not be required.

Other comments:

It is our opinion that ‘Existing’ is not required to be the prefix of the Neighbourhood Low-Rise (NLR) zone. Noting
that other zones do not have a similar prefix of ‘Existing’. The Official Plan policies provides for the consideration
of infill development and therefore a change to the land use that existed on the effective date of the By-Law could
be considered and in conformity with the plan. Noting that ‘Existing’ also doesn’t appear on any Schedule ‘A’ of
the proposed By-Law where the zones are referenced.

Within Section 5.0 Parking and Loading Regulations of the By-Law, it is not clear and understandable that where
a garage is provided as part of a residential dwelling that the garage is to account for one of the required parking
spaces.

Was it the intent to provide limited variation of colour change on Schedule ‘A’ within the same land use types (i.e.,
residential - yellow)?
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City of Brantford
January 18, 2024

The effect of this By-Law will be to make many properties legal non-confirming status as site specific regulations
have not been acknowledged.

We thank you for the opportunity to provide comments related to the proposed Zoning By-Law. Upon your
review, we would be pleased to meet with you to discuss and would appreciate a response to our comments.

Sincerely,
ARCADIS PROFESSIONAL SERVICES (CANADA) INC.

Douglad W. Stewart, MCIP, RPP
Associate, Manager — Urban & Regional Planning

Email: douglas.stewart@arcadis.com
Direct Line: 519-585-2255 ext. 63212

ccC: Samarlin Homes
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City Hall, 100 Wellington Square Canada
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Date: January 19, 2024

Our Ref: 114013

Subject: 712102 Ontario Inc.
Proposed City of Brantford New Zoning By-Law (November, 2023)
101 Catharine Avenue, Brantford

Dear Mr. Schram,

Please accept these comments prepared on behalf of Allumination Siding & Windows as they relate to the
Proposed City of Brantford new Zoning By-Law (November 2023).

Our client participated within the Official Plan review and were satisfied with the land use and policy direction of
the Official Plan as it relates to their lands.

Approved Zoning By-Law

The approved Zoning By-Law zones the lands on Schedule ‘A’ Map H-8 as Flood- Residential Conversion Zone
‘F-RC’. The proposed development is for townhouse residential and given the property configuration and the
permitted uses of the ‘F-RC’ zone (Section 7.8.1) would require a Zoning By-Law Amendment. It is noted the
Prefix ‘F’ imposes additional limitation on the permitted land uses and regulations to guide redevelopment (i.e., no
basements are permitted).

Proposed Development

Numerous redevelopment concepts have been developed and given the limitations of the Prefix ‘F’ and where no
basements may be provided, other limiting matters in the Zoning By-Law and compatibility with the
neighbourhood, the redevelopment of this property is better suited for townhouse development and not mid rise
residential. Therefore, it is our opinion that the proposed Zoning By-Law should address the preferred form of
development for townhouse dwellings.

Proposed Zoning By-Law

The proposed Zoning By-Law zones the lands on Schedule ‘A’ Map D4 as ‘NLR (F9, A270, C40)’. Section 7.4
Existing Neighbourhood Low-Rise (NLR) within Section 7.4.1 Table 31 for residential land uses only Single
Detached dwelling and Semi-detached dwelling are permitted.

Based on the proposed Zoning By-Law, the preferred proposed development would be considered as ‘Dwelling,
Block Townhouse’ as defined within Section 4.73 and ‘Dwelling, Street Townhouse’ as defined within Section
4.79. Therefore, a Zoning By-Law Amendment would be required.
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Schedule B of the Zoning By-Law provides for a ‘Flood Protection Overlay’ and Section 3.10 provides for the
guidance and limitation of the Flood Protection Overlay for redevelopment.

Implementation of the Approved City of Brantford Official Plan

Within the explanatory information of the proposed new Zoning By-Law on the City website, it states:

“The City of Brantford New Zoning By-Law will establish a new Zoning By-Law for the city of Brantford
that is in conformity with the City’s Official Plan- Envisioning Our City:2052. Provincial policies and
emerging best practices.”

Given the intent to implement the approved Official Plan, then guidance is provided through the policies as to
what the permitted land uses should be provided within each residential zoning category. The approved Official
Plan designates the property on Schedule 3 - Land Use Plan as Residential Designation. Official Plan Policy
(Policies for Low-Rise Residential Buildings) 5.2.1.c. i, permits Single detached, semi-detached, duplex, and
triplex dwellings and ii, permits townhouse dwellings.

Policy 4.3.c.iii states:

“Intensification opportunities within the Neighbourhoods that are also within the Delineated Built-up Area may be
limited, while those areas continue to evolve. Their contribution to the intensification target will be primarily
compatible infill development on vacant lots and underutilized lands, the adaptive reuse or expansion of existing
buildings, and the establishment of additional residential units in existing homes and accessory buildings;” and

Policy 5.1.b. states:

“Compatible development is development that respects or enhances the character of the community, without
causing any undue, adverse impacts on adjacent properties. Compatible development is not necessarily the same
as, or even similar to existing development in the vicinity.”

Recommendation:

It is our opinion that given the intent of the Zoning By-Law is to implement the approved Official Plan that the
proposed Zoning By-Law to address conformity must also include as a permitted use within the Existing
Neighbourhood Low-Rise (NLR) the land use of Dwelling, Townhouse. It is acknowledged that the property is
located within the Designated Built-up Area, that this is primarily a vacant lot (one unused building exists), thus
would qualify as an infill development and for the consideration of townhouse residential which is clearly permitted
within the Official Plan. Therefore, with this modification a Zoning By-Law Amendment may not be required.

Other Comments:

It is our opinion that ‘Existing’ is not required to be the prefix of the Neighbourhood Low-Rise (NLR) zone. Noting
that other zones do not have a similar prefix of ‘Existing.” The Official Plan policies provide for the consideration
of infill development and therefore a change to the land use that existed on the effective date of the By-Law could
be considered and in conformity with the plan. Noting that ‘Existing’ also doesn’t appear on any Schedule ‘A’ of
the proposed By-Law where the zones are referenced.

Within Section 5.0 Parking and Loading Regulations of the By-Law, it is not clear and understandable that where
a garage is provided as part of a residential dwelling that the garage is to account for one of the required parking
spaces.

Was it the intent to provide limited variation of colour change on Schedule ‘A’ within the same land use types (i.e.,
residential - yellow)?
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The effect of this By-Law will be to make many properties legal non-confirming status as site specific regulations
have not been acknowledged.

We thank you for the opportunity to provide comments related to the proposed Zoning By-Law. Upon your
review, we would be pleased to meet with you to discuss and would appreciate a response to our comments.

Sincerely,
ARCADIS PROFESSIONAL SERVICES (CANADA) INC.

Douglad W. Stewart, MCIP, RPP
Associate, Manager — Urban & Regional Planning

Email: douglas.stewart@arcadis.com
Direct Line: 519-585-2255 ext. 63212

CccC: 712102 Ontario Inc.

www.arcadis.com 3/3
https://ibigroup.sharepoint.com/sites/Projects/114013/Project Documents/02.0 Correspondence/2.2 Ext/PTL_Schram_101CatharineAveZB-2024-01-19.docx\2024-01-19\BW



City of Brantford Draft Zoning By-law (November 2023) PDF5

A ARCADIS
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Date: January 22, 2024

Our Ref: 125609

Subject: 1884398 Ontario Limited
Proposed City of Brantford New Zoning By-Law (November, 2023)
71 Wilkes Street, Brantford

Dear Mr. Schram,

Please accept these comments prepared on behalf of 1884398 Ontario Limited as they relate to the Proposed
City of Brantford new Zoning By-Law (November 2023).

Our client participated within the Official Plan review and were satisfied with the land use and policy direction of
the Official Plan as it relates to their lands.

Approved Zoning By-Law

The approved Zoning By-Law zones the lands on Schedule ‘A’ Map F-7 as General Industrial Zone ‘M2’ Zone.
The proposed development is for townhouse residential and given the permitted uses of the ‘M2 zone (Section
10.2.1) would require a Zoning By-Law Amendment.

Proposed Development

Our client has completed the Pre-Submission Consultation for a street fronting townhouse development together
with Additional Residential dwellings. Therefore, a proposed Zoning By-Law Amendment is required to implement
the approved Official Plan.

Proposed Zoning By-Law

The proposed Zoning By-Law zones the lands on Schedule ‘A’ Map D3 as Residential Mid-Rise Zone ‘RMR’.
Section 7.2 and within Table 28 permits Additional residential unit, Apartment Dwelling, Back-to-Back townhouse
dwelling, Stacked Townhouses and Street Townhouse dwelling and other permitted land uses.

Based on the proposed Zoning By-Law, the preferred proposed development would be considered as ‘Dwelling,
Street Townhouse’ as defined within Section 4.79. The specific regulations are outlined within Section 7.7.1 and
Table 34. Therefore, a Zoning By-Law Amendment would not be required for the permitted land use.

We have reviewed the previous preliminary development concept prepared for the Pre-Submission Consultation
Meeting with the proposed Zoning By-Law and generally have no concerns save and except the following
clarifications:
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o Within Table 33, #2 Street townhouse dwelling requires a minimum lot area of 160 square metres per
primary dwelling unit. Should an Additional Dwelling Unit be proposed, the minimum lot area of 160
square metres does not have to be provided in addition to the primary dwelling unit. Please clarify.

e Within Section 5.0 Parking and Loading Regulations of the By-Law, it is not clear and understandable that
where a garage is provided as part of a residential dwelling that the garage is to account for one of the
required parking spaces.

Please confirm that the garage of a dwelling is considered one of the required parking spaces.

Other Comments:

Was it the intent to provide limited variation of colour change on Schedule ‘A’ within the same land use types (i.e.,
residential - yellow)?

The effect of this By-Law will be to make many properties legal non-confirming status as site specific regulations
have not been acknowledged.

We thank you for the opportunity to provide comments related to the proposed Zoning By-Law. Upon your
review, we would be pleased to meet with you to discuss and would appreciate a response to our comments.

Should you have any questions, do not hesitate to contact our office.

Sincerely,
ARCADIS PROFESSIONAL SERVICES (CANADA) INC.

Dougla€ W. Stewart, MCIP, RPP
Associate, Manager — Urban & Regional Planning

Email: douglas.stewart@arcadis.com
Direct Line: 519-585-2255 ext. 63212

cc: 1884398 Ontario Limited
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January 24, 2024

Joshua Schram, Senior Planner

Planning Department

City of Brantford

58 Dalhousie Street

Brantford, ON N3T 2]2 e: JSchram@brantford.ca

Dear J. Schram:
RE: DRAFT CITY OF BRANTFORD DRAFT ZONING BY-LAW:

LYNDEN PARK MALL, 84 LYNDEN ROAD, BRANTFORD
OUR FILE: 0793E

On behalf of our client, KSNADG Lynden Park Inc., MHBC has reviewed the proposed City of Brantford draft
Zoning By-law as it pertains to the lands located at 84 Lynden Road, known as the Lynden Park Mall (the
Subject Property). This letter provides an overview of the current development status of the Subject Property
and the applicable City of Brantford Official Plan policies and current Zoning By-law 160-90 regulations to
establish the context for our comments and recommendations regarding the draft Zoning By-law.

1. SUBJECT PROPERTY: CONTEXT & ASSESSMENT

1.1 Current Context

The Lynden Park Mall master plan area including the Subject Property is located on the south side of
Lynden Road, north of Provincial Highway 403 and east of the Wayne Gretzky Parkway. The Lynden Park
Mall master plan area and Subject Property has a site area of approximately 30 ha (75 ac) and contain
an enclosed shopping centre that provides 34,978 m? (376,500 ft?) of gross leasable area, and four
freestanding pad buildings along with a proposed Costco and associated gas bar and existing City of
Brantford former tourism centre and transit hub. The Subject Property is designated Major Commercial
Centre (MCC) and currently zoned District Centre Commercial Exception 4 (H-C11-4). The Subject
Property is adjacent to Employment Area designated and zoned lands that are situated directly east
along Woodyatt Drive.

1.2 City Of Brantford Official Plan
The Subject Property is designated Major Commercial Centre (MCC) and within a Strategic Growth Area
(SGA) in the Official Plan: Envisioning our City (2051)(Office Consolidation: Sept, 2022). The Official
Plan, section 5.3.2 Major Commercial Centre Designation, indicates that the intent of the Official Plan,
specifically as it pertains to the MCC designation, is to:
facilitate the ongoing evolution of the retail sector in Brantford with a minimum of policy
interventions with respect to the amount and type of commercial space andy/or facilities.

The Official Plan’s policy direction provides flexibility for intensification of the Subject Property while
broadening the range of uses. Permitted uses include those uses permitted in the Downtown Urban
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1.3

Growth Centre Designation identified in section 5.3.1.b. In regards to retail uses, the following policy

applies:

5.3.1.b.i  Retail and service commercial uses, including but not limited to department stores,
grocery stores, restaurants and retail warehouses.

In terms of the broader range of uses permitted within the MCC designation, these include: office; retail;
residential units in stand-alone and mixed-use Mid-Rise and High-Rise Residential Buildings; live-work
units; cultural, entertainment and recreational; hotel; institutional; commercial parking facilities; auto-
focused uses; and, community uses.

The Official Plan notes that SGAs are areas of the City, “where people live and work and are expected
to include a broad mix of higher density residential uses, a full range of commercial uses, as well as
institutional uses.” Development in SGAs, “is encouraged to accommodate an array of uses, <while> a
mix of uses is encouraged on individual development sites and within individual buildings” (s.4.2.a.vii).
According to s.5.3.a, Strategic Growth areas have the potential to accommodate significant growth, in
an intensified built form, primarily within Mid-Rise and High-Rise buildings through transit-supportive
densities and mix of uses.

As noted in previous submissions to the City of Brantford, policy 5.3.2.a of the Official Plan, speaks
specifically to minimizing policy interventions with respect to the amount and type of commercial space
and/or facilities within the Major Commercial Centre designation. This policy is addressed through our
comments in section 1.3 below.

Zoning By-Law 160-90

In the current Zoning By-law 160-90 (“ZBL 160-90”), the Subject Property is zoned as a District Centre
Commercial Exception 4 Zone (H-C11-4). The current list of permitted uses within the C11 zone are
provided in the chart below:

ZBL 160-90: District Centre Commercial Zone Permitted

Amusement arcades Junior Department Stores Places of Worship

Amusement arcades, Major Department Stores Private Parks

accessory

Arts Schools Medical Clinics Public Halls

Automobile Gas Bars Medical Offices Restaurants: Full service, take-out, fast-
food (including drive-through service)

Automobile Service Stations Mixed Use Buildings Retail Stores

Automobile Washing Facilities | Neighbourhood Convenience Stores | Service and Repair Shops

Bakeries Nursery Garden Centres, accessory | Specialty Retail Stores

Commercial Schools Personal Service Stores Supermarkets

Financial Institutions Pharmacies Veterinary Clinic

General Offices Photocopy Shops Day Nurseries

Grocery Stores Photographer’s Studios Accessory Uses, Buildings, Structures

Health Clubs Medical Clinics Section 6.1 Uses

Home Furnishing Stores Place of Entertainment/Recreation

In addition to the above permitted uses of the District Centre Commercial zone, the special use provisions
of H-C11-4 zone also permit: apartment dwellings; hotel; retail warehouse; and, retirement home.

The H-C11-4 regulations also establish a range of specific development standards related to permitted
maximum gross floor and gross leasable floor area and the phasing of same. These standards should
not be carried forward as they contravene the Official Plan policy 5.3.2.a.: It is the intent of this Plan to



2.0

2.1

2.2

facilitate the ongoing evolution of the retail sector in Brantford with a minimum of policy interventions
with respect to the amount and type of commercial space andy/or facilities. And furthermore, the timelines
for the phasing of gross leasable area on the Subject Property contained in the special provisions (being
2018 and 2021) have lapsed and are therefore no longer relevant.

The Holding Provision is related to the need for a land use compatibility assessment prior to the
establishment of a residential use, as well as the execution of a site plan agreement for any new
development except for minor additions and alterations to existing buildings as set out in the By-law.

DRAFT ZONING BY-LAW

In context of the City of Brantford Official Plan wherein the Subject Property is designated Major
Commercial Centre, the draft Zoning By-law similarly zones the Subject Property as a Major Commercial
Centre zone district (MCC) with the continued, but amended, site-specific provisions under H14-MCC.
The proposed Draft Zoning By-law has transferred the site-specific floor area standards and
implementation phasing of ZBL 160-90 but deleted the majority of the site-specific provisions of ZBL
160-90, s.9.11.3.4.4, namely the minimum parking standard of 4 spaces/100 m? of GFA and the
additional permitted uses that included the retail warehouse use. During the City’s Municipal
Comprehensive Review process under the Official Plan Review process in 2017 and 2018, considerable
City staff and agency consultation was undertaken by our client with respect to permitting retail
warehouse uses on the Subject Property. While three of the four site-specific uses are now identified as
permitted uses within the MCC zone Tables 20 and 21, ‘retail warehouse’ is no longer identified, even
though the Official Plan permits such a use within the MCC designation. It should also be noted that
while Retail Warehouse was a defined term in ZBL 160-90, it is not included, nor defined, within the draft
Zoning By-law list of definitions and is not identified as a use within any zoning district of the Draft
Zoning By-law.

Parking Standards

Within the Official Plan, s.5.3.2.c Development Policies, the policy states that buildings may develop as
comprehensively planned centres, consisting of individual buildings or multi-unit buildings and that these
sites have the potential to intensify with a broader mix of uses around the existing shopping centres.
The proposed draft Zoning By-law parking provisions do not conform to the Official Plan, as the Zoning
By-law applies parking space requirements to individual uses and individual buildings and their uses
rather than to the ‘comprehensively planned site’. For an established Mixed Use Commercial zoned site,
such as the Subject Property, the opportunity to intensify is non-existent given the implementation of
parking space requirements based on an individual permitted use approach. In the case of the current
site-specific zone provisions under H-C11-4 (ZBL 160-90) of the Subject Property that require 4
spaces/100 m? of GFA, the opportunity for a ‘shared parking space’ approach is feasible and permits
intensification, whereas applying Section 5.2 Table 7 Off-Street Parking Requirements will not support
attracting new uses and will not support the intensification of the existing shopping centre.

Permitted Uses

The following chart compares the current in effect non-residential uses to the proposed Draft permitted
uses in the MCC zoning district. Green highlighted rows indicate uses that are being transcribed from
Zoning By-law 160-90 to the MCC Zone’s list of permitted non-residential uses in the Draft Zoning By-
law. It should be noted that the proposed ‘drive-through’ use is identified in the MCC zone with a “(1)”
footnote within Table 21, but what this signifies is not noted beneath either Table 20: Permitted
Residential Uses in the Mixed Use Zones or beneath Table 21: Permitted Non-Residential Uses in the
Mixed Uses in the Mixed Use Zone.



COMPARISON CHART: ZBL 160-90 TO DRAFT ZONING BY-LAW:

MCC Zone — Non-Residential Permittec

ZBL 160-90 Draft Zoning By-law
s.9.11.1 Table 21

Alternative Health Care Y

Amusement arcades Y

Amusement arcades, accessory Y

Art Gallery Y

Arts Schools Y

Automobile Gas Bars Y

Automobile Repair Garage

Automobile Sales Establishment

Automobile Supply Store

Automobile Service Stations

Automobile Washing Facilities

Bakeries

Banquet Hall

Bar

Bed & Breakfast (Q1)

Brewing on Premises Establishment

Building Supply Centre

Catering Service Establishment

Child Care Centre

Commercial Parking Area

Commercial School Y

Crisis Residence

Drive-Through?

Elementary School

Financial Institutions Y

Funeral Homes

General Offices

Grocery Stores

Health Clubs

Home Improvement Centre

Home Furnishing Stores Y

Home Occupation Y (Q1)

Hotel Y

Junior Department Stores

Major Department Stores

Medical Clinics

Medical Offices

Mixed Use Buildings

Museum

Neighbourhood Convenience Stores

Nursery Garden Centre

Personal Service

Pharmacies

Photocopy Shops

Photographer’s Studios

Place of Assembly

Place of Entertainment / Recreation

Places of Worship

Post-Secondary School

Permitted Uses
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2.3

COMPARISON CHART: ZBL 160-90 TO DRAFT ZONING BY-LAW:

MCC Zone — Non-Residential Permitted

. ZBL 160-90 Draft Zoning By-law
remiliEs) L 5.9.11.1 Table 21
Private Parks Y
Public Halls Y
Public Transit Facility Y
Research Use Y
Restaurant Y
Restaurants: Full service, take-out, fast- Y
food (including drive-through service)

Retail Stores Y Y
Service and Repair Shops Y Y
Specialty Retail Stores Y
Studio Y
Supermarkets Y
Taxi Establishment Y
Theatre Y
Veterinary Clinic Y Y
Day Nurseries Y
Accessory Uses, Buildings, Structures Y

Q1 — Permitted as a Secondary Use

*Footnote 1 is not identified.

Residential Uses permitted in the MCC zone, which are supported, are listed in the chart below.

DRAFT ZONING BY-LAW: TABLE 20

MCC ZONE — RESIDENTIAL PERMITTED USES
Apartment Dwelling Live-Work

Child Care Centre Lodging House

Group Correctional Home | Mixed Use Building

Group Home Retirement Home

Home Child Care Short-term Rental Accommodation?
*Footnote 1 is not identified

In previous submissions to the City of Brantford, a new mixed-use concept was proposed for the MCC
zone that would permit an office use at grade with public storage facilities above grade. Again, it is noted
that in the draft Zoning By-law, public storage facilities continue to be permitted strictly within
Employment Area zoning districts (e.g. Prestige and General Employment zones), even though such
facilities represent commercial, rather than industrial manufacturing uses. In context of the Official Plan,
that speaks to the ‘evolution’ of the retail sector, it is logical to identify public storage as a retail use and
permit such uses within the MCC zone. Given that high density residential uses near public transit hubs
is the focus of the MCC designation, signifies that the ‘public’ should be able to store their personal goods
within walking distance of their residences, rather than requiring vehicular transportation to an industrial
area inaccessible via public transit. It is a known fact that with the growth of the ‘sharing economy’ (e.g.
Uber), has resulted in a significant decline in car ownership amongst Millenials.

Section 6.6 PROVISIONS FOR MCC ZONE

Non-Residential Provisions: Building Height:

While the draft Zoning By-law permits stand-alone non-residential uses within the MCC zone, the Table
25 building height requires a minimum building height of 3 storeys, with a metric standard of 15 metres




as a maximum height. Given that existing and proposed non-residential uses tend to be only 1 storey in
height, but measure 6 metres, the standards should be altered to a metric value or to the number of
storeys permitted for non-residential uses to ensure existing retail centres continue to conform.

Residential Provisions: Design Criteria

Subsection 6.6.2 Additional Provisions of section 6.6 Provisions for MCC Zone, defers to section 6.4.2
Lower Downtown Zone: Additional Provisions with respect to design criteria for apartment buildings,
mixed use buildings or other residential use in the MCC zone. These types of design criteria should be
contained within a separate Design Guideline document, rather than in a Zoning By-law. It is noted that
many of the criteria found in subsection 6.4.2 are replicated guidelines from major municipal centres,
such as Mississauga (e.g. Downtown Built Form Standards, s.4.3 Podium Design and s.4.4 Middle Shaft
(Residential Point Towers), which may not be appropriate within the context of a generally less dense
municipality The requirement for 2 to 3 storey building podiums with towers, the building length of 60
m, the 3 m tower setback from podium edge, the 25 m tower separation distance and tower floor plates
of 750 m? represent Mississauga standards. It is not clear why the City of Brantford is replicating such
design criteria given that recent reviews indicate that such design criteria negatively impact the provision
of housing units due to lost floor space.

3. PROPOSED REGULATORY AMENDMENTS
The following represents our recommendations to amend several regulations contained within the MCC
zone that would facilitate the permission of new retail uses and retail use built forms.

3.1 Permitted Uses

e Add 'Public Storage’ as a permitted use within the MCC Zone, Table 21: Permitted Non-Residential
Uses in the Mixed Use Zones;

e Add 'Retail Warehouse’ to permitted non-residential uses in Table 21, to be in conformity with the
City of Brantford Official Plan policies of the MCC designation, as noted through Official Plan, policy
5.3.2.1.b.j;

e Remove reference to ‘Warehouse, Public Storage’ throughout the Zoning By-law as it is not defined
(e.g. Table 40, item 43);

e Retain “"Automobile Gas Bar’ as a permitted use within the MCC zone as previously permitted in the
C11 zone of ZBL 160-90;

3.2 Definitions

e Retain definition of ‘Retail Warehouse’ of ZBL 160-90 and include within the draft Zoning By-law
section 4.0 Definitions;

e Retain definitions of ‘Junior Department Store’, ‘Senior Department Store’ and ‘Specialty Retail Store
of ZBL 160-90 and add as permitted uses within the draft Zoning By-law, MCC Table 21, as the
proposed definition of ‘Retail Store’ means a ‘building’, rather than a building with multiple ‘retail
stores’ or multiple specialty and department stores;

e Add the term ‘fast-food’ to the Definition 4.202 Restaurant to explicitly note this type of food service
as a permissible use by definition;

e Retain a portion of ZBL 160-90 Definition of ‘Shopping Centre’ that states that ownership of the
shopping centre may be held in multiple ownership of more than one lot, such that the definition
would read as follows:

4.219 Shopping Centre
o Shall mean a lot or lots with a group of commercial uses designed, developed and
managed as a comprehensive development for which common loading spaces, parking
areas, landscaping areas and other common facilities may be provided, and which is



held under ene single or multiple ownership, or by participants of the condominium
or commercial cooperative, or where it is held in multiple ownership of more than
one lot, the total area of the properties shall be deemed to be a /ot for the
regulations of this By-law and where the lands are designated for predemirant
Hse+s-commercial uses reta#l-store

3.3 MCC Zone Provisions
e In Table 25: Provisions for the Major Commercial Centre Zone, delete item 4. Minimum Building Height
for Non-Residential Uses as this converts existing building heights of one storey to be non-conforming
uses.
e Replace Table 25, item 4, non-residential use building height to be a minimum of 1 storey.

3.4 Site-Specific Provisions

e As in previous recommendations submitted to City, request removal of H14.a that restricts gross floor
area (GFA) and phasing of gross leasable area (GLA) for the Lynden Park Mall as these are not in
conformity with Official Plan policy 5.3.2.a. In addition, any new MCC development would not be
restricted regarding GLA, as directed by the Official Plan, s.5.3.2.a, and minimizing interventions with
respect to the amount and type of commercial space/facilities.

e Retain the non-residential parking rate standard of 4 spaces/100 m? GFA for the extent of the H14-
MCC zoned block, and notwithstanding the list of individual parking space requirements in Section
5.2, Table 7: Off-Street Parking Requirements.

4. CONCLUSION

We appreciate the opportunity to provide our comments regarding the City of Brantford draft Zoning By-law.
We would also like to thank you for incorporating a portion of our requests to add our site-specific uses, such
as apartment dwelling, hotel and retirement home, to the list of generally permitted MCC uses. While these
were included in the draft Zoning By-law, we have noted above that our other requests to include retail
warehouse and public storage, were not. Should you wish to discuss our proposed regulatory amendments, or
require clarification of same, we would be pleased to meet with you.

Yours truly,

/}M

Oz Kemal, BES, RPP, MCIP
Partner

cc. KSNADG Lynden Park Inc.
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January 25, 2024

Joshua Schram, Senior Planner

Planning Department

City of Brantford

58 Dalhousie Street

Brantford, ON N3T 2]2 e: JSchram@brantford.ca

Dear Mr. Schram,
RE: CITY OF BRANTFORD DRAFT ZONING BY-LAW

40 RICHMOND STREET, BRANTFORD
OUR FILE 2387F

MacNaughton Hermsen Britton Clarkson Planning Limited (MHBC) is retained by 40 Richmond GP
LTD., with respect to the lands municipality addressed as 40 Richmond Street in the City of Brantford
(hereinafter referred to as the “Subject Lands”). The purpose of this letter is to provide an update on
the Subject Lands and to inform planning staff and the New Zoning By-law Project team of our
proposed development applications.

The Subject Lands consist of four parcels of land located south of Henrietta Street, bound by Albion
Street to the west, Pearl Street to the east, and Richmond Street to the south. The Subject Lands are
1.13 ha (11,281 m?) in size and are 'L’ shaped. The Subject Lands have approximately 74 m of
frontage along Richmond Street, approximately 170 m of frontage along Albion Street, and
approximately 130 m of frontage along Pearl| Street.

The Subject Lands are accessed via Albion Street. The Subject Lands are currently occupied by a two-
storey former school building and an associated parking lot and paved area. The balance of the lands
are occupied by Robert Moore Park, an existing public park. Our client has an Agreement of Purchase
and Sale with the City of Brantford with respect to the lands occupied by Robert Moore Park.

The City of Brantford Official Plan designates the Subject Lands as ‘Residential’ and ‘Parks & Open
Space’ in accordance with Schedule C - Land Use Plan. In the current City of Brantford Zoning By-law
160-90, the Subject Lands are split zoned ‘Institutional School Zone’ (I2) and ‘Open Space Type 1
Zone' (0S1). In the draft new City of Brantford Zoning By-law, released November 2023, the Subject
Lands are split zoned ‘Minor Institutional’ (I1) and ‘Open Space’ (OS).

On December 19, 2023, our team attended a pre-consultation meeting with City staff. During this
meeting our proposed development concept was discussed. The proposed comprehensive
development of the Subject Lands includes an adaptive re-use of the former school building to

301-12 James Street North, Hamilton, ON | L8R 2J9 005-639-8686 www.mhbeplan.com




accommodate 22 residential units. In addition, an 11-storey residential apartment building containing
199 residential units and a townhouse block consisting of 24 back-to-back stacked townhouse units
are proposed on the current park lands.

We anticipate submitting Official Plan and Zoning By-law Amendment applications before the summer
of 2024. With our upcoming applications, we will be proposing to redesignate the Robert Moore Park
lands from “Parks & Open Space” to “Residential”, and comprehensively rezone the Subject Lands to
‘Residential High Density Zone (RHD)'. This application will support delivering much needed compact
housing in close proximity to downtown Brantford.

We appreciate the opportunity to provide an update on our proposed development and we will
continue to monitor the New Zoning By-law Project. Should you wish to discuss our proposed
development and anticipated amendments we would be pleased to meet with you. If there is anything
further you may require in relation to this letter, please do not hesitate to contact us.

Yours truly,

é/M

Oz Kemal, BES, MCIP, RPP
Partner
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January 25, 2024

Joshua Schram, Senior Planner

Planning Department

City of Brantford

58 Dalhousie Street

Brantford, ON N3T 2]2 e: JSchram@brantford.ca

Dear Mr. Schram,

RE: CITY OF BRANTFORD DRAFT ZONING BY-LAW
25 WILLIAM STREET, BRANTFORD
OUR FILE 2387G

MacNaughton Hermsen Britton Clarkson Planning Limited (MHBC) is retained by 25 William Ltd., with
respect to the lands municipality addressed as 25 William Street in the City of Brantford (hereinafter
referred to as the “Subject Lands”).

The Subject Lands are located at the northeast corner of William Street and Church Street and are
currently occupied by a three-storey building. The building was previously used as an office for the
Canadian Red Cross, but has remained empty since the property was put up for sale in 2021.

In the current City of Brantford Zoning By-law 160-90, the Subject Lands are zoned ‘Residential
Converted’ (RC-9). This Zone permits low density residential and offices. In the draft New City of
Brantford Zoning By-law, released November 2023, the Subject Lands are zoned ‘Neighbourhood
Low-Rise’ (NLR). This zone permits bed and breakfast establishments, childcare centre, crisis
residence, group home, group correctional home, home childcare, lodging house, semi-detached
dwellings, short term rental accommodation and single detached dwellings.

The owner is currently contemplating the potential for a mid-rise development on the Subject Lands.
We anticipate this would require an amendment to the Zoning By-law. A pre-consultation application
will be submitted to the City prior to summer 2024, and we look forward to discussing this application
with staff.

We appreciate the opportunity to provide an update on the Subject Lands and will continue to monitor
the New Zoning By-law Project. Should you wish to discuss our proposed development we would be
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pleased to meet with you. If there is anything further you may require in relation to this letter, please
do not hesitate to contact us.

Yours truly,
MHBC

gLt

Oz Kemal, BES, MCIP, RPP
Partner
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Partners:
I: Glen Broll, MCIP, RPP

Colin Chung, MCIP, RPP

Jim Levac, MCIP, RPP

Glen Schnarr & Associates Inc. Jason Afonso, MCIP. RPP
Karen Bennett, MCIP, RPP

In Memoriam, Founding Partner:
Glen Schnarr

January 25, 2024 GSAl File: — 777-017
777-019
City of Brantford Planning Department 777-020

58 Dalhousie Street
Brantford, ON
N3T 2J2

Attention:  Joshua Schram, MCIP RPP
Senior Planner, Long Range Planning

Alan Waterfield, MCIP RPP,
Manager of Long Range Planning

RE:  City of Brantford Draft Comprehensive Zoning By-law Review
Tutela Heights West
205, 209, 211 Mount Pleasant Street (PI-49-23)
299 Mount Pleasant Road (PI-78-23)
367, 389, 393, & 409 Mount Pleasant Road (PI-75-23)

Glen Schnarr & Associates Inc. (GSAI) are the planning consultants for:

e Kennedy (Mount Pleasant) Inc., registered owner of 205, 209, 211 Mount Pleasant Street;
e Cachet Developments (Mt. Pleasant) Inc., registered owner of 299 Mount Pleasant Road;
e 393 Mount Pleasant Inc,, registered owner of 367, 389, 393 Mount Pleasant Road; and,
e 409 Mount Pleasant Inc,, registered owner of 409 Mount Pleasant Road.

The lands above are considered herein as the Subject Lands. The registered owners above are
represented by Cachet Homes. On their behalf, we are pleased to provide this Comment Letter
in relation to the Subject Lands and the ongoing City of Brantford draft Zoning By-law Review.
GSAIl is generally in support of the draft Zoning By-law, especially the new Greenfield

Residential zone, as it concerns the Subject Lands. Context and additional detailed comment
is provided below.

10 Kingsbridge Garden Circle, Suite 700, Mississauga, ON L5R 3K6 e Tel. 905-568-8888 ® wwwgsai.ca
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85 GSAI

Glen Schnarr & Associates Inc.

Background

Within the City of Brantford Official Plan, the Subject Lands are identified as Designated
Greenfield Area and designated Residential. The Subject Lands are also within the Tutela
Heights West Block Plan, as approved by the City on November 17, 2023. Within the Tutela
Heights West Block Plan, the Subject Lands are designated “Low Rise Residential One”, “"Low
Rise Residential Two", “Low Rise Residential Three”, and “Stormwater Management Facility”.

The Subject Lands were included in the municipal boundary adjustment lands that were
annexed to the City of Brantford, from the County of Brant, in 2017. As such, the Subject Lands
are currently subject to the County of Brant Zoning By-law 61-16 and are zoned “h-1 SR". The
Holding (h-1) designation requires that an Area Study shall be required with public consultation
in advance of any development proposals being submitted for approval, to ensure that
development takes a form compatible with adjacent land use.

For context to this Comment Letter, GSAI and Cachet Homes have advanced Zoning By-law
Amendment and Draft Plan of Subdivision pre-consultation applications for the Subject Lands,
under City files PI-49-23, PI-78-23, and PI-75-23. A first application submission has been made
for file PI-49-23 (as of January 23, 2024), and initial pre-consultation meetings have been
scheduled for PI-78-23 and PI-75-23 (both occurring on January 25, 2024).

These applications are intended to comprehensively implement the vision and policy of the
Tutela Heights West Block Plan. Proposed Development for the Subject Lands generally
consists of residential single detached and townhouse dwellings, two stormwater management
ponds, two park spaces, a joint school site, and pedestrian-focused rights-of-way.

City of Brantford'’s Draft Zoning By-law (November 2023)

We understand that the City's new Zoning By-law will establish a comprehensive Zoning By-
law for the City and will regulate all municipal lands, replacing both the City of Brantford Zoning
By-law 160-90 and the County of Brant Zoning By-law 61-16 (as applicable to the annexed
lands). As the Subject Lands are presently subject to the County of Brant Zoning By-law, the
existing and planned Zoning By-law Amendment applications for the Subject Lands will amend
the County of Brant Zoning By-law. We assume that if any site-specific zoning by-laws are
passed to lands currently subject to County zoning, prior to the final approval of the City-wide
comprehensive zoning by-law, a City-initiated housekeeping amendment will follow.




85 GSAI

Glen Schnarr & Associates Inc.

The November 2023 draft Zoning By-law released for comment by City staff currently zones
the Subject Lands as predominantly Development (D). A small area to the north of the Subject
Lands is additionally designated Core Natural (N).

Draft Greenfield Neighbourhood Zone (“GNLR")

GSAl is generally in support of the draft GNLR zone, as detailed in the November 2023 draft
Zoning By-law, which permits single detached dwellings and street townhouse dwellings. We
believe that this zone would be appropriate for the Subject Lands and similar to the proposed
zoning within their existing and future Zoning By-law Amendment applications, which have
been designed to align with the intention of the City’s draft Zoning By-law.

Application file PI-49-23, while still under review by the City, currently proposes residential
zoning of "Holding 1 Residential Singles Exception XX (h-1-R1-XX)", “Holding 1 Residential
Medium Density Exception XX (h-1-RM2-XX)", and "Open Space 1 Exception XX (OS1-XX) — as
defined within County of Brant Zoning By-law 61-16. Zoning for applications PI-78-23 and PI-
75-23 are not yet determined but are expected to propose similar zoning.

Our recommendations for GNLR zoning provisions within Section 7.51 (Lot and Building
Requirement by Building Type) are illustrated in the tables below. Any provisions not listed are
agreeable and supported by GSAI. As demonstrated, only minor amendments are suggested
to the draft GNLR zone provisions and the majority of zoning standards are supportable.

Single Detached Building Type

Provisions Draft GNLR zone GSAl Recommendation
Max. Lot Coverage 40% 50%

Min. Rear Yard 7.5 metres 7.0 metres

Min. Front Yard to Main Wall | 4.5 metres 4.0 metres

Max. Height 10 metres 12 metres

Min. Front Landscape Open | 50% 30%

Space

Front yard, rear yard and front landscape open space minimums for single detached building
types are proposed slightly smaller than the November 2023 provisions to build in tolerance
for variation in built form and to accommodate a more current, urban built form. The
recommended slight increase in lot coverage percentage and height maximum will maximize
living space for future residents.




GSAI

Glen Schnarr & Associates Inc.

Street Townhouse Building Type

Provisions Draft GNLR Zone GSAI Recommendation
Min. Frontage 6 metres 5.5 metres

Min. Street Setback 6 metres 4 metres

Max. Height 12 metres 13.5 metres

Min. Front Landscape Open | 50% 30%

Space

A slight decrease in minimum frontage is suggested to enable a more compact built form. 5.5
metre wide townhouse lots facilitate a common townhouse built form that our client has
successfully implemented in other areas of Ontario. Slightly narrower lots will also facilitate the
City in reaching minimum density targets and will efficiently utilize land. The approved Tutela
Heights West Block Plan permits consideration of 5.5 metre frontages for street-fronting
townhouses within a “Low Rise Residential Three” zone, and we believe the new Zoning By-law
(and specifically the GNLR zone) should be consistent. The Tutela Heights West Block Plan is
also intended to promote a mixture of housing types accessible to first-time buyers or those
looking to downsize and age in place. A more compact built form supports this intention.

We believe the above recommendations, together with the existing draft provisions, will allow
for a more animated street edge in GNLR zones. A more animated street edge supports
resident engagement and safety, as well as active transportation and efficiency in the delivery
of municipal services.

The above recommendations and existing provisions will also support increased density in the
City’s developing greenfield area, while ensuring a similar built form and respectful transition
from the City’s existing low-density residential areas at the built boundary.

The Tutela Heights West Block Plan area is intended to support a minimum density target of
55 persons and jobs per hectare. Meeting this minimum density requirement, as well as
providing accessible resident amenities, is more achievable with the built form provisions
recommended herein. As stated, these provisions will contribute towards a more affordable
price point, responsive to current housing market conditions, and meet the City's goal to deliver
a variety of more affordable housing types.
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Glen Schnarr & Associates Inc.

Thank you for the opportunity to provide these comments. We respectfully request that our
comments be considered by City staff and the Zoning By-law Task Force in formulating any
final recommendations to City Council on this matter. We would be happy to meet with City
staff and discuss our comments.

Respectfully submitted,
GLEN SCHNARR & ASSOCIATES INC.

Jennifer Staden, MCIP RPP
Associate
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January 26, 2024 [via email: awaterfield@brantford.ca]

Alan Waterfield, Manager of Long Range Planning
Planning Department

City of Brantford

58 Dalhousie St

Brantford, ON N3T 2J2

Dear Alan Waterfield:

RE: City of Brantford New Zoning By-law Project Comments — Losani Homes
OUR FILE 14196

On behalf our client, Losani Homes, we have undertaken a review of the first draft of the City’s new Zoning
By-law. We are pleased to submit the following comments as it relates to our client’s lands.

1) 501 Shellard Lane Subdivision

The Plan of Subdivision known as 501 Shellard Lane or Brantwest was Draft Plan Approved on December 22,
2017 (City File 29T-16502). Phase 1 of the subdivision was registered on April 27, 2021 and Phase 2A was
registered on December 13, 2022. Phase 2B remains unregistered.

The lands are designated Residential and Core Natural Areas and site specific zoning was approved as part of
the planning process for the plan of subdivision.

The lands are zoned a mix of the following:
e Site Specific Residential Type 1D Zone (R1D-6) and (R1D-10)
e Site Specific Institutional Zone — Holding (H-I2-11)
e Holding - Open Space Type 1 Zone (H-OS1)
e Site Specific Residential Medium Density Type A Zone (R4A-62) and (R4A-61)

The lands are proposed to be zoned a mix of Greenfield Neighbourhood Low-Rise (GNLR), Residential Mid-Rise
(RMR), Minor Institutional - Holding 23 (H23-I1) and Open Space (OS) and Core Natural (N), however it is
noted the site specific zoning for the residential zones has not been carried forward. The holding provision on
the lands H-I2-11 has been modified and incorporated as Holding provision H23, however does not include
provisions permitting development in accordance with existing site specific zoning provisions on adjacent lands.
We request that the site specific zoning provisions on the lands be considered in the new zoning
by-law.
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2) 544 Shellard Lane (Euromart Subdivision)

Zoning By-law Amendment and Plan of Subdivision applications were submitted for 544 Shellard Lane in
September 2021, with additional materials filed in February 2022. The applications were deemed complete
on March 16, 2022. Since that time, we have been working with City staff to address comments such that
the applications can be approved. A resubmission was filed with the City in December, 2023.

The Euromart lands are designated Residential and Core Natural Areas by the Official Plan. The proposed Plan
of Subdivision conforms to the Official Plan.

Through the Zoning By-law Amendment process, it is proposed that the Euromart Subdivision be rezoned:

e Residential Medium Density Type A Exception Zone ("R4A-__")

e Residential High Density Exception Zone ("RHD-__")

e Open Space Type 3 ("0OS3")
We have been working with staff to determine the appropriate site specific exceptions for each of the blocks
within the proposed plan of subdivision.

We have reviewed the draft Zoning By-law and note that it proposes to zone the Euromart Subdivision
Greenfield Neighbourhood Low Rise ("GNLR") and Core Natural ("N”). We request that the draft Zoning
By-law be revised to reflect the proposed zoning for the subdivision, including the required site
specific provisions. We will work with staff to prepare the appropriate site specific zoning by-law provisions
for these lands through the processing of the ongoing zoning by-law amendment application.

Conclusion

We understand that site specific zoning will be incorporated into subsequent drafts of the zoning by-law
following the public meeting on January 29%, 2024. Following release of additional details on the draft by-law,
we intend to provide further comments regarding the site specific zoning on the lands.

Please accept this letter as input into the new zoning by-law for consideration. We will continue to monitor the
new zoning by-law process and would be pleased to meet with staff to discuss our comments. Please contact
the undersigned should you have any questions.

Yours truly,

MHBC

David Aston, MSc, MCIP, RPP Melissa Visser, MSc
Vice President, Partner Intermediate Planner
cc. William Liske, Losani Homes

Travis Skelton, Losani Homes
Emily Elliott, MHBC
Stephanie Mirtitsch, MHBC
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CORBETT LAND STRATEGIES INC.

VISION * EXPERTISE

Thursday, January 25, 2024

City of Brantford
Planning Department
58 Dalhousie Street
Brantford ON N3T 2M2

Attention: | Alan Waterfield
Manager, Long Range Planning

Joshua Schram

Senior Planner, Long Range Planning

City of Brantford, Planning Department

RE: | BRANTFORD ZONING BY-LAW REVIEW - COMMENTS

Corbett Land Strategies Inc. (CLS), on behalf of Multani Custom Homes, is pleased to submit the following
comments in response to the new City of Brantford Zoning By-law. It is our understanding that the City is
receiving comments on the Draft November 2023 Zoning By-law until January 26%. Further, that the City
will be convening a public meeting on January 29t. Based on our review of the Draft Zoning Bylaw, CLS
has following comments and concerns as it pertains to the subject property located at 339 Erie and 0 Dover
Avenue which are proposed to change for from F-H-R4A to IC (339 Erie Avenue) and Extension from R4A
to H20-RMR (0 Dover Avenue).

1. Pertaining to the zone change for 339 Erie, we recommend that the subject lands be zoned in
accordance with a more appropriate zone such as RMR, given the properties little amount of
frontage and the applications currently being processed at this time seek to permit a townhouse
form development. If not feasible to the City, it is then recommended that the IC zone be updated
to permit Street Townhouse uses as-of-right, to ensure the development, once approved, is not
immediately featuring legal non-conforming uses.

2. Further to the above, street townhouse dwellings are a permitted use in the IC zone, however it
does not include explicit street townhouse zone standards (instead “Street townhouse dwelling with
a detached rear garage” or “Street townhouse dwelling with an integral rear garage” standards are
provided only). For street townhouses which meet the Q1 qualification, which zone standards are

applicable?

3. Further to question number 2, if the proposed IC zone permits townhouses with the standards of
the “Street townhouse dwelling with a detached rear garage” or “Street townhouse dwelling with an
integral rear garage”, several standards may prove to be problematic. In particular the ZB proposes
to increase the required landscaped open space from 30.0% of lot area in existing zones to 75.0%
(of the front yards) of street townhouse dwellings with detached/Integral rear garage. Given that the
definition of street townhouses dwelings can occur with access on a private road, this could be a
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Burlington, Ontario L7L 5Y7



significant increase and particularly for condominium residential developments which front onto
private roads and not reflective of today’s market standards (approximately 30%). Per question
number 2, please confirm the applicable standards for Street Townhouses in the IC zone?

4. Similarly, back-to-back townhouse dwellings are a permitted use yet back-to-back townhouse zone
standards are not provided. Would back-to-back townhouses fall under the requirements for block
fownhouses?

5. Can you confirm the difference between block and street townhouses? In reviewing the proposed
definition, (generally) dwelling, street townhouse may have frontage on a public or private street,
while a dwelling, block townhouse may have common access to a public street. Please confirm
what would the difference be between common access to a public street or frontage on a private
street?

6. The proposed Draft Zoning By-law is seeking to change the required parking rate for street
townhouse dwellings from 1 space/unit to 2 spaces/unit. Can you please confirm that one of the
two required parking spaces can be located within the garage?

7. For the property located at 0 Dover Avenue (proposed to be rezoned from R4A to H20-RMR), the
Draft Zoning By-law is proposing to increase the required landscaped open space from 30.0% of
lot area in existing zones to 50.0% of lot area in the proposed new zone for street townhouse
dwellings. From our work in Hamilton, Brantford and nearby municipalities, a 50% landscape open
space requirement is almost always sought to be amended. Further, a reduction may have the
benefit of increasing housing densities by increasing the area of land to be devoted to building
dwellings. We recommend that the existing standard remain as is and that staff provide further
information on the necessity of this change?

8. The minimum height for street townhouse dwelling in the RMR zone is proposed to be 3 storeys,
would it be more appropriate to permit a minimum height of 2 storeys, given that market conditions
in Brantford facilitate a lot of 2 storey street townhomes?

Thank you for this opportunity to submit comments and feedback concerning the Draft Zoning By-law. CLS
will continue to review and participate in the zoning by-law preparation process and as such, reserves the
right to comment further on the changes to the Zoning By-law at a later date.

If there are any concerns or questions, please feel free to contact the undersigned.

Thank you,

Lindsey Gonealves

Lindsey Goncalves

Planning Technician

Corbett Land Strategies Inc.
lindsey@corbettlandstrategies.ca
613-700-1615
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CORBETT LAND STRATEGIES INC.

VISION * EXPERTISE

Thursday, January 25, 2024

City of Brantford
Planning Department
58 Dalhousie Street
Brantford ON N3T 2M2

Attention: | Alan Waterfield
Manager, Long Range Planning

Joshua Schram

Senior Planner, Long Range Planning

City of Brantford, Planning Department

RE: | 246-250 GRAND RIVER AVENUE

BRANTFORD ZONING BY-LAW REVIEW - COMMENTS

Corbett Land Strategies Inc. (CLS), on behalf of Multani Custom Homes, is pleased to submit the following
comments in response to the new City of Brantford Zoning By-law. It is our understanding that the City is
receiving comments on the Draft November 2023 Zoning By-law until January 26%. Further, that the City
will be convening a public meeting on January 29t. Based on our review of the Draft Zoning Bylaw, CLS
has following comments and concerns as it pertains to the subject property located at 246-250 Grand River
Avenue.

1. Please confirm that the standards approved through By-law No.71-2022 will continue to apply.

2. Through the Draft Zoning By-law, the subject property is proposed to be rezoned from F-RHD-3 to
RHR. Within this proposed zoning change, a new requirement that a minimum amoun